115 WINTHROP SQUARE
DEVELOPMENT AND DESIGN SUBMISSION
April 21, 2016

We believe this allows TNP the unique opportunity to deliver the
following "Bests:"
2 Charlesgate West
Boston, Massachusetts 02215
617.262.9200

•

Best Development: dramatically better and larger site area
and the only truly transformative development.

•

Best Urban Planning: maximizes frontage and activation of
federal street;

•

Best Public Realm: enhanced connectivity;

April 21, 2016

•

Best City Economics: economic benefit analysis;

Mr. Brian Golden
Director
Boston Redevelopment Authority
Boston City Hall Square
Boston, Massachusetts 02201

•

Best Team: passion of the vision, speed to market and
certainty of execution.

Dear Director Golden:
On behalf of Trans National Properties ("TNP") and our
development team, we respectfully submit to you the enclosed
development proposal for the Trans National Towers (the "Project")
in response to the Boston Redevelopment Authority's Request for
Proposal ("RFP") for 115 Winthrop Square (the "Property").
TNP is pleased to introduce a truly mixed-use development which
will act as a beacon for green technology, innovation, and will be
a symbol of Boston's future. The Project has the size and scale to
have a transformative impact and revitalize the downtown area.
The Project has been designed to catalyze new economic growth
and innovation, stimulate new development and investment,
create 18-hour-a-day vibrancy for the neighborhood through
its unique mix of uses, and will establish a new destination and
collaborative hub for tenants, entrepreneurs, innovators, residents
and businesses gravitating to this new Innovation Corridor near
South Station, which combines all of the infrastructure benefits of
downtown with an emerging 24/7 neighborhood. The architecture
is unique, unprecedented, and highly sustainable. With its two
towers rising about 725 feet, the Project will make an iconic
contribution to the downtown skyline.

"Optionality" is another "Best" because of the flexibility it offers
tenants, which has been determined after extensive meetings
with premier brokerage firms. Only the combined sites allow for
the optionality detailed in this response to the City’s request
for proposal.
TNP is also proposing a bold addition to the Trans National Towers'
public space on the first and second floor: the Entrepreneurship
Innovation Center ("EIC") that is targeted to educate, inspire,
and facilitate technological innovation and collaboration for the
Financial District's current and future community of entrepreneurs
and Innovators. The EIC will be a 21,500-SF collaborative public
space available to all, including an Innovation Sculpture Park
and Innovators Walk of Fame featuring a multimedia education
experience focused on the innovators and entrepreneurs of Boston
and the Commonwealth, who have changed the landscape of our
lives with their landmark innovations.

The Project's largest component, a 500,000 to 700,000-SF state
of the art office space, with up to 43,500-SF floorplates, will meet
the needs of the innovation tenants not currently served and
further anchor new economy tenants downtown. The development
program’s multiplicity of uses is intentionally designed to generate
continuous activation of the buildings’ microcosm, neighborhood
and its streetscape.

At its core, the EIC will be designed to create a collaborative hub
and public workspace for the growing number of individuals and
innovation economy companies that call the Financial District home.
Combining some of the best elements of other collaboration hubs,
like District Hall and the Cambridge Innovation Center, the EIC will
offer meeting areas large and small, open collaborative zones of
bench tables and seating areas, designed to facilitate high-tech
inspiration while feeding both the mind and body with a mix of
locally sourced food and beverage options. In addition, the EIC
will sponsor a live speaker series including seasoned entrepreneurs
and professors, with a focus on setting up mentoring relationships
between them and our public schools' next generation of hightech innovators. We have responded to concerns we have heard
from minority business leaders and groups whose mission is to
develop minority talent for the future leadership of minority-owned
businesses, and will make this a cornerstone of the EIC's framework.

TNP's ability to combine its existing building and site at 133
Federal with 115 Winthrop Square creates a project site area and
development program with the opportunity for dramatic economic,
urban planning and public realm benefits not available when
developing the property on a standalone basis.

The Hub Accelerator is a new concept in our project that came from
discussions with various groups including StartHub and its head
Rory Cuddyer. It will be focused on creating vibrant spaces that
meet the needs of Boston's early stage businesses, entrepreneurs,
and rapidly growing innovators. A portion of the office component

at the base of our building will be dedicated to our office incubator,
The Hub Accelerator, which will offer early stage businesses and
small growing innovation tenants flexible short-term office options.
This is critical to the success of these ventures—we are specifically
developing this form of space because it is not readily available in
the Financial District and because these types of tenants cannot
easily address mid-to-long term growth or provide large security
deposits and make long term lease commitments. Providing such
flexible space is the logical outgrowth of the EIC: to provide work
space where hatchling entrepreneurs can grow and mature their
businesses free of the major stumbling block that real estate
represents on their path to success.

children and families in Boston. We have taken over 2,100 Boston
community leaders as our guests to the Holocaust Museum in
Washington, DC to help demonstrate why we need to appreciate
our differences and work together to better our community. I have
been a Board member of Harvard Business School, the Museum
of Fine Arts, the Anti-Defamation League ("ADL"), Sports Museum,
Combined Jewish Philanthropies ("CJP"), Cornell, etc. We have
been honored for our contributions to our community by the
Robert F. Kennedy Children's Action Corps, ADL, CJP, Human
Relations Services, Reach Out and Read, BMC, Faulkner Hospital,
Cornell University (2004 Entrepreneur of the Year), New England
Association of Healthcare Philanthropy, etc.

We feel our proposal demonstrates the highest level of innovative
development strategy and is the only development which truly will
transform and revitalize the Financial District. These iconic towers
will celebrate Boston's position at the forefront of innovation
and will become a vital part of the commercial cultural, and
social life of the City and its people. TNP is open to other public
realm alternatives including a new neighborhood school or PreKindergarten facility in the base of the combined site, or a creative
land swap strategy to achieve this.

As you are aware, TNP's history with the site dates back to the
original RFP process in 2006, concluding with the BRA vote
recommending a tentative designation in 2007. Since that time TNP
has invested $20 million and significant time, energy, and resources
to develop a viable mixed-use development program. John Fowler
of Holliday Fenoglio Fowler ("HFF") has led a process on behalf
of TNP under which this mixed-use proposal was vetted and
deemed financially viable by both national and local co-developers
and lenders. Enclosed is a letter from HFF further supporting its
process and conclusions. We have also included a Reference/
Financing Interest letter from Citizens Bank, which has been my
primary commercial banking partner for over 25 years.

Trans National Properties, the developer, is an affiliate of Trans
National Group, a Boston-based company that I founded in 1974.
I have started over 26 innovative companies, as well as leading
a professional sports organization in 2004, when I became the
largest individual owner and NBA governor of the Atlanta Hawks,
Atlanta Thrashers and Philips Arena (sold in December 2010).
I have always assembled successful management teams. Justin
Krebs, President of TNP, will lead the development team and is
a seasoned Boston developer who led the 2009 repositioning of
the John Hancock Tower, the redevelopment of the historic Ames
Building into the award-winning Ames Hotel and, most recently,
the permitting, construction and delivery of the 378-unit Troy
Boston residential project in the South End. In addition, he has an
exceptional track record of developing headquarters and large
corporate facilities for the Commonwealth's leading technology
companies, including TripAdvisor’s Global Headquarters
in Needham and Adobe's LEED-Certified Platinum project
in Waltham.
My commitment to the Project, to the City of Boston, and to the
Commonwealth is demonstrated by the 47 years that I have lived in
Massachusetts. My wife was a City of Boston public school teacher
and we have been active in many local philanthropic causes. We
have made a meaningful impact on the Boston community. This
transformative real estate development which will help make
Boston the Innovation City, reflects our strong desire to further
contribute to Boston. We have made major donations to Boston's
leading institutions. For example, at Faulkner Hospital there is a
building called Belkin House. At Boston Medical Center ("BMC"),
there is the Belkin floor of the hospital dedicated to fighting breast
cancer. We are the founders of the Grow Clinic and Food Pantry
fundraiser at BMC which has raised over $15 million for needy

The extensive work done over the past 10 years and, most recently,
over the last 24 months, allows TNP a unique value proposition to
the BRA and the City, one of certainty of execution and speed
to market. In addition to highly advanced documentation for the
Article 80 process, extensive due diligence regarding the site and
garage, and extensive schematic and design drawings which have
been priced by Boston's most skilled and active contractors, TNP
has a vetted debt and equity structure it is prepared to employ
with preferred co-development partners upon award of the
Tentative Developer designation. TNP has also done a significant
outreach program with the surrounding community and abutters,
and this will significantly reduce potential delays.
This is a once in a lifetime opportunity to create a Project reflecting
Boston's leadership in innovation. The architecture will be iconic,
unprecedented, and unique in character. The public space will be
unparalleled in its quality and collaborative in its nature. We will
transform and revitalize the Financial District and help to make
Boston the Innovation City.
We look forward to continuing this conversation with you.
Sincerely,

Steven B. Belkin, Chairman
Trans National
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A. EXECUTIVE SUMMARY
Trans National Properties is the only developer able to transform the Financial District
into Boston’s newest Innovation Corridor. To do this we have assembled a development
team including Toll Brothers, DLA Piper, Epsilon Associates, Holliday Fenoglio Fowler,
Howard Stein Hudson, Newmark Grubb Knight Frank, Harbinger Development, Haley &
Aldrich, and JLL. Our design team is led by CBT along with McNamara Salvia, Cosentini
Associates, and Nitsch Engineering.
The unique combination of Trans National's property at 133 Federal
Street with the Winthrop Square Garage site fixes the inefficient
T-shaped site, resulting in a far more efficient and developable
1.7 acre site. As a result, the Project size can be doubled to
approximately 1.7 million square feet, creating a scale that will
have a truly transformational impact. The larger site also allows this
project to become one of Boston’s premier destinations connecting
Devonshire Street and Winthrop Square with Federal Street and
Summer Street, with an enhanced Daniel Webster Park. The Project
will create a collaboration hub offering public facilities activated by
regular daytime and evening programming, combined with a mix
of intimate and larger public gathering spaces. Creative food and
beverage options open late will truly benefit a thriving social and
business environment.

expandable short-term lease space for newly formed and early
stage entrepreneurial companies in its Hub Accelerator.

LiveWorkLearnPlay – Downtown
To actively drive transformation, the uses programmed for
this development are consciously designed to provide what’s
missing from the current Financial District. The new paradigm
is the rediscovery that dense active urban environments (think
London, Paris or Rome) are desirable pedestrian environments.
This is reversing a century of auto-centric suburban decampment
and is repopulating the downtown core of Boston. To foster and
encourage this positive change the program includes a critical
mass of the components for living, working, and social gathering
– and creates unique opportunities not currently found in the
Financial District.

Range of Living Options
The residential component will be similarly evolutionary providing
short-stay furnished and serviced hotel-like suites, ownership
condominiums, possible rental apartments, and the world-class
amenities that downtown residents expect. The ground floor retail
and EIC spaces will help continue blurring of the line between
residence and workplace – with critical masses of both, these
spaces will be active 18 hours a day and seven days a week,
providing attractive gathering and social spaces for tenants,
residents and the downtown community.

New Ways of Working
The office component will expand on today's typical long-lease
25,000 SF center-core floorplates to offer larger, column-free
plates of 43,500 SF with high ceilings and offset core to create the
sort of open collaborative workspace desired by the emerging
creative workforce. The project will also offer flexibly sized easily
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A Place to Innovate
There will be a sizeable co-working/shared accommodation
space for doers and dreamers. The Entrepreneurship Innovation
Center (EIC) and Hub Accelerator facilities will provide mentorship
and focused programs to help and encourage innovation. As
a cornerstone of the EIC’s framework, specific programs will
develop minority talent for the future leadership of minority owned
businesses. The office, EIC, and Hub Accelerator programs are
not just more of the same downtown office space, but include
all the elements of progressive workspace innovation prized by
entrepreneurs but not currently available in the Financial District.

Further descriptions of these facilities to live work and play are
found in the following pages. The program provides optionality
to develop as a single phase or in phases as tenant or market
conditions require. TNP will seek development rights through the
regulatory process to allow a reasonable range of accommodation
to allow the project to respond to the inevitable shifts in market
demand as development unfolds. The ranges contemplated are
from 500,000 to 750,000 gsf of office; 750,000 to 1,000,000 gsf of

residential and/or hotel; 20,000 to 30,000 gsf of retail; and 50,000
gsf for the EIC and Hub Accelerator. This will be supported by
50,000 to 60,000 gsf of common and mechanical space and a 500to 600-car underground parking facility for residents and tenants
only (no commercial public parking).
In addition to the social sustainability which this critical mass
promises, the Project will employ the best principles of
environmental sustainability and green building design. Our
focus on transit-oriented development places a premium on safe
and easy access to public transportation, a strong pedestrian
environment, and enhanced bicycle options. We believe the
project can economically achieve LEED-Gold certification, and we
will strive to attain our sustainability goal: to realize Boston’s first
massively mixed-use Platinum building.
The team we have assembled for this project is unparalleled in
experience and knowledge of the combined sites, with most of
the team working on the Winthrop Square Garage site since 2006.
Founded on 10 years of practical collaborative experience working
together on this site, TNP’s team offers certainty of execution and
a speed to completion that no other team can match. A schedule
is provided showing milestones leading to entitlement in 180 days;
this is uniquely possible for TNP based on the extensive review and
analysis already done over the past decade.
We have chosen our team on the basis of strength, knowledge,
and the ability to deliver on a condensed schedule. We intend
to increase the W/M/DBE participation and grow the ranks of
these enterprises through a unique program of internships,
encouragement and mentoring developed and residing at the
Project. TNP is committed to a framework that will make part of
the EIC’s mission to develop minority talent in entrepreneurship,
FinTech, and in the real estate and construction professions,
organically grown from our local schools and universities in
collaboration with Year-Up (www.yearup.org), with whom TNP has
actively supported and worked with since 2001.

In addition to the advanced permitting and design development
work outlined above, Trans National — with the assistance of
Holliday Fenoglio Fowler — conducted an extensive interview
process during the second half of 2014, which continued
throughout 2015, to vet the overall viability of the design and
programming, financial assumptions and capital structure of the
proposed Project with 12 local and nationally recognized potential
co-development partners. This has resulted in the selection of
our co-developer of the residential component, Toll Brothers, and
very strong interest on the part of several office co-developers.
Financial viability of the project has been proven; ready and
committed sources of development capital have been identified
and secured including Citizens Bank as a lead lender.
In the end, the combined sites under our proposed development
plan will create the most transformational opportunityand allow
for the greatest optionality to develop the Winthrop Square
Garage site, while maximizing in an unparalleled way the value
of the Property as an economic development asset for the City
($10,000,000 to $15,000,000 more in annual real estate
taxes when compared to the programs proposed by the other
respondents in the 2015 RFI process, based on the Byrne McKinney
Municipal Benefits Analysis summarized in Section B2, No. 4, "Best
City Economics").
This proposal departs from the order listed in the RFP checklist
in minor ways. We have annotated the checklist (Appendix II) to
clearly indicate the sections of this proposal containing more detail
on each checklist subject.
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Bird's Eye View to the South
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B. INTRODUCTION
B1. FINANCIAL DISTRICT TRANSFORMATION
Our goal is to transform the district with a significant mixed use development with
a critical mass of the elements now missing from the Financial District — additional
residences to bring an evening and weekend population, non-conventional office and
work spaces not currently found in the neighborhood, and a blend of collaborative team
working space and unique retail, food and beverage options.
Located at the base of the Project is a dynamic public realm
environment consisting of a 61,000-SF ground floor and 51,000-SF
second level, which include the office and residential lobbies;
25,000 feet of food & beverage-driven retail, including a farmers
market; numerous public spaces; and the Entrepreneurship
Innovation Center and Hub Accelerator, creating over 75,000
square feet of public space that will hum with activity through the
day and evening to create a vibrant environment based around
collaboration and community, while offering an educational
support infrastructure for the neighborhood and business
community. By utilizing the entire 1.7-acre site, we are able to
establish physical and visual connections to the three major
pedestrian thoroughfares: Federal Street and the Financial District,
Winthrop Square and the Washington Street Downtown Crossing
District, and Summer Street, Chinatown, and the Leather District
beyond — which will include a sculpture park that will be designed
and curated with the assistance of Artists for Humanity and the
Boston Arts Academy.

Restaurant

The two residential towers will contain over 900,000 square feet
of condominiums and a hotel. The residents of these homes and
guests of the hotel will fuel the 18-hour-a-day vitality created by a
mixed-use project of this size, both reinforcing and revitalizing the
physical, social, and economic fabric of downtown.
It is this combination of dynamic site development, publiclyoriented EIC and Hub Accelerator, significant social gathering
places, unique office space, and premier residences that alone
has the power to lead the transformation of the Financial District.
And this transformation is uniquely possible only through the
combination of Trans National’s 133 Federal Street property with
the garage site.
Atrium

Our focus is on the importance of creating new modern office
and work space to stimulate the revitalization of the district.
By providing sustainable, highly efficient, and technologically
advanced office space with floor plates allowing for upwards
of 43,000 square feet on one floor, the space meets the needs
of today’s leading office tenants who often find Boston’s older
office stock insufficient for their innovative growth. The Project
meets these demands head-on and will be the only permitted
new development in the Financial District, Seaport, or Back Bay
with floorplates in excess of 40,000 square feet (nearly every other
approved project offers floorplates limited to 25,000 SF).

New Workspace

06

B . I n tr o duct i o n

115 W I N T H R O P S Q U A R E — D E V E L O P M E N T A N D D E S I G N S U B M I S S I O N

View of EIC and Hub Accelerator
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B2. THE POWER OF COMBINED SITES

F
S
0
0
48,0

In our April 2015 response to the Winthrop Square RFI, we presented several “Bests” that
result from Trans National’s ability to combine sites. While their importance is significant,
we have since learned of the great impact of this combination that provides "optionality”
that allows Trans National and its architect CBT to create a truly transformational project to
meet significant development goals. This optionality lays the groundwork for:
•

•

The Best Urban Planning: Flexibility in shaping the final design allows the project
meet the needs of the public, office tenants, and residents alike as we work through
the final design and approvals process;

•

The Best Public Realm: Utilization of the entire combined 1.7-acre site creates a
dynamic public environment inside and out, and the opportunity to offer a large block
of modern office space with a significant residential component above;

•

The Best City Economics: We have the ability to create a Project that will meet
the needs of large innovative office users who seek large and open collaborative
environments with floorplates in excess of 43,000 square feet.

Over the last 12 months TNP has spent extensive time meeting the top office brokers
from Boston’s premier firms (Transwestern, NGKF, CBRE, Cushman & Wakefield and JLL)
who handle requirements for the nation’s and Boston’s largest tenants in technology,
bio/life sciences, financial & legal services, and other industry leaders. TNP has received
strong feed-back through this process that the Optionality of our new design and the
features outlined in the office design section, will exceed market demands, and provide
a customizable option for major tenants looking to leave the fingerprint of their brand
and culture on the real estate they occupy while filling a void in the Boston real estate
market that exists for highly efficient and flexible modern office space with large columnfree floorplates.
In addition to Optionality, the importance of five “Bests" comes from the singular
opportunity that TNP can offer to the City of Boston by combining its property 133 Federal
Street with the 115 Winthrop Square site. By doing so, the combined site will include the
private property now occupied by Federal Court to create a project site area allowing
nearly double the development program achievable on the garage site alone. With this
combination comes the opportunity for transformational economic, market, urban planning
and public realm benefits ot available when developing the garage site on a standalone basis.
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The Best Development: We have the opportunity to shape the massing of the
Project in a way that is respectful of neighbors and its urban context, while creating
an iconic development at a size and scale that will serve as a powerful catalyst for the
revitalization of downtown — a true mix of uses in one of the largest and most dramatic
developments proposed downtown;
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1. THE BEST DEVELOPMENT: DRAMATICALLY BETTER AND LARGER SITE AREA
•

Site Area: The 47,738 SF (1.1 acre) Winthrop Garage Site
becomes a 72,687 square feet. (1.7 acre) Development Parcel
site when combined with 133 Federal Street and the common
driveway between the two, offering transformational potential
to the neighborhood;

•

Project Scale: Combined Site maximizes Development
Potential, resulting in a Site Area and resulting FAR
Development Program that is 50% larger when the 133 Federal
Street site is included (this was demonstrated by the 7 other
2015 RFI submissions) – and combining the sites allows better
re-use of the 133 site;

•

Economic Engine: The larger development program creates
an economic benefit in real estate taxes alone that generates
$225-$305 million more in real taxes over 20 years, per public
benefits comparison of other RFI submissions in the Byrne
McKinney analysis;

•

Inefficient Odd-Shaped Site is Fixed: The inefficient T-shaped
Garage Site with limited frontage on Federal Street when
combined with 133 Federal Street becomes an efficient
prime-shaped development parcel with significant ground floor

identity and density. The combined site allows redevelopment
of 285 feet of Federal Street with sidewalk level access in place
of the raised plinth currently blocking entrance;
•

Best Urban Planning and True Mixed-Use: A combined
site creates an opportunity for an appropriate scale and
mix of uses that maximizes project size and creates a true
18-hour live-work-play environment, including residential and
hospitality, while respecting the appropriate blend of uses for
the Financial District, anchored by commercial office space and
the Entrepreneurship Innovation Center;

•

Market-Driven Demand: A combined site allows for up to
a 43,500-SF office floorplate, meeting the demands of a
large innovation- or technology-driven tenant in search of
large floorplates that inspire “horizontal” collaboration and
encourages employees from different departments to socialize
and exchange the free flow of ideas. We heard this repeatedly
during our ongoing tenant and broker outreach program over
the last 12 months as we strove to create the most flexible
mixed-use project we could.
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2.	THE BEST URBAN PLANNING: MAXIMIZES FRONTAGE
AND ACTIVATION OF FEDERAL STREET
•

•

Federal Street Corridor Transformed: The existing “deadzone” is revitalized by the combined site, due to a new
activated and continuous streetscape almost three times larger,
from 100 linear feet of frontage without 133 Federal Street
to 285 feet of frontage along Federal Street — transforming
Federal Street and the Financial District core;
Prominent & Expansive Federal Street Presence: A
prominent and integrated commercial Federal Street storefront
emerges from the combined site, featuring new retail and
office, along with the Entrepreneurship Innovation Center;
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•

•

Anchor to Downtown: The combined site increases the
developable ground plane area by over 50% — to more
than 72,000 square feet — allowing sufficient “critical
mass” to create a true anchor and activity hub in lieu of a
simple pedestrian passageway paralleling the passageway
already existing at 75-101 Federal Street. This 1.7-million-SF
development, including 500-700,000 SF of modern office
spaces, the EIC, Hub Accelerator and upwards of 800
residential units;
Access to Project/Public Realm Benefits: The combined site
allows for three distinct and inviting entrances via 111 Federal
Street, the Innovation Sculpture Park/Daniel Webster Park
extension, and Devonshire Street (while only two would be
available without 133 Federal Street).

L
R A
E
FED

E
R
T
S

3. THE BEST PUBLIC REALM: ENHANCED CONNECTIVITY
•

Natural Pedestrian Way: The combined site creates threesided connectivity from Federal Street, Summer Street (Daniel
Webster Park) and Devonshire Street, following a natural
pedestrian flow between Summer Street and Post Office
Square — which is not available with the Garage Site only;

•

Visual Connection between Winthrop Square & Federal
Street: The size of the combined site and the Project’s multistory ground floor will create an unparalleled inviting and
active visual connection. Currently the garage sits in awkward
alignment and acts as both a visual and physical barrier,
a new connection will also be made to better connect to
Matthews Street;

•

Maximizes Public Realm Benefits: The combined sites,
which increase the ground floor area by over 50% creates
the opportunity for a large flexible public space that is
programmed and curated, to include a 61,000-SF first floor with
its dynamic combination of retail, food and beverage options,
farmers market and Entrepreneurship Innovation Center, which
will be a beacon for innovation and public realm activation in
the Financial District;

•

Transforms Current Site Issues: The combined sites allow for
the elimination of an unfriendly Federal Court passageway and
transforms the Daniel Webster Park into a continuous public
passage leading to the Entrepreneurship Innovation Center,
instead of leading to a service alley.
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4. THE BEST CITY ECONOMICS: ECONOMIC BENEFIT ANALYSIS
Trans National engaged Byrne McKinney & Associates to
complete an analysis of municipal benefits arising from just
the development of 115 Winthrop Square, and compared this
analysis with the combined site proposed by Trans National
(Garage Site + 133 Federal Street for the Office-CondoHotel development option), and a separate analysis of three
representative development options that came from other
respondents to the 2015 RFI process: Comp 1, Office + Condo;
Comp 2, Condo + Apt + Hotel; and Comp 3, Office + Condo +
Apt + Hotel.

•

•
The results demonstrated a dramatic difference in the
magnitude of municipal benefits that the combined sites can
generate, versus any other proposed project on the Winthrop
Square Garage Site alone.
Provided at right is a Summary Table from the Byrne McKinney
report. The complete report is provided under separate cover in
the Financial Submission.

•

The summary of the Byrne McKinney Analysis and its findings
spotlight the economic engine that is created by Trans
National’s Combined Site proposal and the dramatic difference
in Municipal Benefits provided by a combined Site:
Combined Site: Generates $476,200,000 in Real Estate
Taxes over 20-Years: $225,800,000 to $304,600,000 in
Additional Real Estate Taxes: Real estate tax projections
were developed based on “best in class” tax comparables

Project Proposal
TransNational
Comp 1
Comp 2
Comp 3
Use Mix	Office/Hotel/	Office/Condo Condo/Apartment/	Office/Condo/
		
Condo		
Hotel
Apt/Hotel

Creates 4,024 Permanent Employees: 2,279 to 3,630 More
Permanent Jobs Created;

Program Summary			

Provides $4.95 Million to $5.46 Million Greater Housing &
Job Linkage Payments. Estimated linkage (housing & jobs)
payments were derived based on current formulas applied
to commercial development programs associated with each
use. Payments are assumed to be staged over seven years,
commencing upon issuance of building permits;
Creates 4,459 Construction Jobs: 1,491 to 2,162 More
Construction Jobs Created. Temporary construction jobs
(FTE’s) are estimated for each program option based on the
labor share (42%) of the proponent’s hard cost estimates
for each land use type and the average 2016 wage rates for
Massachusetts construction SIC codes;

Contruction GSF

2,005,000

1,050,000

1,080,000

1,050,000

Gross Excluding Parking & Mechanical

1,614,000

825,000

825,000

825,000

NSF (Rentable-Saleable)

1,633,200

830,000

865,000

830,000

Real Estate Taxes				
Annual RE Taxes
Total RE Taxes (20-Year Annualized)
RE Taxes/SF or /Unit

•
•

by land use type (newest Class A product on City tax
rolls) and crossed checked using an income capitalization
approach, with City and residential tax rates held constant.
These projections are conservative, because growth was not
applied over the 20-Year period, but applied only to the first
years stabilized Real Estate Taxes;

Potential for PILOT Payments for School: Due to the
magnitude of Additional Real Estate Taxes generated, a
combination of PILOT payments and State Grants could be
utilized for a New Public School or Pre-Kindergarten Facility

$23,810,000

$12,520,000

$9,230,000

$8,570,000

$476,200,000

$250,400,000

$184,600,000

$171,400,000

$14.58

$19.75

$12.50

$11.37

Permanent Employment				
# Permanent Employees
Annual Payroll

4,024

1,745

394

798

$603,333,836

$257,280,638

$15,771,467

$94,114,524

Linkage/Affordable Housing				
Housing Linkage

$6,010,000

$1,880,000

$1,880,000

$1,460,000

Jobs Linkage

$1,200,000

$380,000

$380,000

$290,000

62

39

52

61

Affordable Units (Total)

10
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5. THE BEST TEAM: PASSION, SPEED TO MARKET AND CERTAINTY OF EXECUTION
institutions. The result was that Trans National’s proposed
development program will have strong demand from debt
and equity partners, financial and lending institutions, and
will meet the demands of both commercial office tenants, and
residential and hospitality users . Provided in Section E7 is a
letter from John Fowler, founding partner of HFF supporting
the capitalization of this Project, and a letter of reference/
financing interest from Trans National’s Lead Commercial
Lender, Citizen’s Bank;

In addition to the dramatic benefits created by the combination of
Trans National’s 133 Federal Street site with 115 Winthrop Square,
Trans National’s History with the 115 Winthrop Square allows it to
offer a speed to market and certainty of execution that no other
potential Tentative Developer can offer based on the following:
•

•

•

•

A Project Vision Shaped by a Passion and History of
Values: Steve Belkin has shaped the vision for this Project
with endeavors that he has passionately supported over his 40
years as a business and philanthropic leader, whether it be his
experience as a successful and recognized entrepreneur and
educator (Cornell’s Entrepreneur of the Year) which shaped
the Entrepreneurship Innovation Center, his passion and
commitment to the public arts which inspired Sculpture Parks
and Public Art displays in partnership with Artists for Humanity
and the Boston Arts Academy, or a desire to preserve the
oldest operating independent farm in the United States, Belkin
Family Lookout Farm, which inspired a farmers market in the
base of the project;
A Development Team led by TNP’s President Justin Krebs
who has a successful track record of designing, permitting,
financing and developing large, complicated projects in and
throughout the Greater Boston metropolitan area, including
the John Hancock Tower, Troy Boston and TripAdvisor’s
global headquarters;
Depth of Knowledge on Technical Approach/Adjacencies:
Trans National and its development team, have assembled
an unparalleled understanding of the site and its adjacencies,
spending millions of dollars on engineering, architectural and
environmental studies that will allow it to execute its proposed
development program in this market cycle, with the ability to
immediately commence permitting and successfully meet the
180 day requirements outlined in the RFP for the Designated
Developer. Development team members have provided
an overview of the work they have completed included in
the Appendix;
Vetted Capital Structure & Financial Assumptions: Trans
National, with the assistance of John Fowler and HFF, has
engaged in an extensive and ongoing process since 2014 to vet
the overall viability of the design and programming, financial
assumptions and underwriting and capital structure with
local and nationally recognized co-developers and financial
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•

Proactive Public Outreach: Trans National Properties has
already taken significant steps in an extensive public outreach
program with stakeholders in the area, including its abutters
(AW Perry, Equity Office Properties, Rockpoint Group, Boston
Properties, Oxford Property Group and St. Anthony’s Shrine),
local business and neighborhood groups including the
Boston BID Corporation, labor organizations including the
Boston Metro District Building Trades Council, New England
Carpenters, and Unite Here Local 26, and will continue
a proactive outreach process that places a high value on
transparency and open dialogue with the stakeholders who will
benefit from this transformative development;

•

Residential Development Team Member: Trans National has
maintained Toll Brothers' commitment as part of its Residential
Development Team, a public residential company backed by
a $5 billion market capitalization, which has strong interest in
co-developing the residential component of this Project. This
alignment is supported by discussions and project analysis
which began in June 2014. Toll Brothers' participation will
enhance the capitalization of the Project and a preliminary
commitment letter is included in Section E7;

•

Trans National and Steve Belkin’s Personal Commitment
to Success: Steve Belkin’s commitment to this project is
demonstrated by the millions of dollars of personal investment
committed to date, the significant portion of his personal net
worth that will be invested in the Project, and a commitment to
own the Project over the long-term and to locate Trans National
Group’s headquarters at this Project.
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View along transformed Federal Street
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B3. MIXED-USE PROGRAM

B4. DIVERSE AND INNOVATIVE COMMUNITY

B5. DEVELOPMENT & DESIGN TEAM MEMBERS

The critical mass and mixed use program of this project (1.7 million SF new construction;
about 2/3 residential, 1/3 office space, and about 5 percent retail and public use space)
are the underlying rationale that will bring 18-hour-a-day life to the streets of the Financial
District. The Project is innovative in its use of multiple co-developers, each with an
expertise in a particular use, all with an interest in the maximizing potential of mixed
use. The reconstruction of Federal Court and Milton Place as primarily pedestrian zones,
allowed only by the combining of the garage site with the 133 Federal Street property, will
dramatically enhance the downtown public realm allowing pleasant pedestrian passage
from the Leather District and Chinatown, the Rose Kennedy Greenway parks across
Summer Street, and through the development to Post Office Square.

In addition to changes in the commercial components of the Project, TNP has also addressed
the changing needs of the public realm, and has replaced the less dynamic "town green"
of its 2007 proposal with a highly activated Entrepreneurship Innovation Center and public
galleria that will better serve the needs of today’s CBD tenants. There will be approximately
78,000 square feet of multi-use and retail space on the first and second floors, designed
to create a collaborative hub and public workspace for the growing number of individuals
and innovation companies calling the Financial District home. Trans National’s changes
to the development program are not only driven by a desire to enhance the downtown
public realm, but also demonstrate a highly innovative development strategy that has been
recently tested and assures the financial viability and certainty of the Project’s execution by
addressing the key economic drivers noted below:

The following pages list a broad group of principal team members and consultants who
have worked on the project and who will continue through the construction phase to
occupancy. The Owner, TNP, will team with Toll Brothers in development of the residential
portion, and a co-developer will be named on the office development. Various of the
consultants work directly for the Owner on survey, permitting, financing, etc., and a select
group will work with CBT on the building design.

•

Technology & Innovation Tenants Driving Office Market Growth and the Shape of
Modern Office: While financial and legal services tenants historically drove demand in
the CBD, the market’s rapidly changing complexion is now being driven by technology
sector and new economy tenants. These tenants demand column-free wide open
spaces, high ceilings, floor to ceiling window lines optimizing daylight, enhanced power
and cooling and large floorplates over 40,000 square feet enhancing the horizontal
collaboration of their employees;

The following pages describe TNP’s organization and experience along with residential
development partner Toll Brothers. CBT’s relevant firm experience as principal designer
and team leader for the project is described here along with the other consultants. Firm
descriptions and resumes for the primary design team of CBT, Cosentini, McNamara Salvia,
and Nitsch Engineering are included as Appendix I.

•

Demand for New Residential Options in the CBD: Trends among families and empty
nesters who want to remain or return to an urban living environment where they can
live, work, and play, are driving rapid absorption of apartments and condominiums,
demonstrated by economic metrics exceeding historical high-water marks in rental rates
and sales pricing. Reinforcing this is a long range demographic trend which supports
developer confidence even in light of residential deliveries well above historical norms;

The project is being consciously developed to a high degree of energy and water
performance and will strive for LEED Platinum certification. Innovative use of energy
sharing is possible in such a mixed use building where the excess heat created in a co-gen
plant is of value to heat domestic hot water for the residential use. Other innovations will
include the use of previous paving on at-grade pedestrian ways to reduce run-off and help
replenish the ground water table.

Program

Area (GSF)

Office

530,000

Residence

915,000

Hotel

90,000

Retail

22,000

EIC

56,000

Common Areas

36,000

Mechanical

66,000

•

Total
Area Below Grade

1,715,000
250,000

•

Demand for New Hospitality Options: Significant growth in room rate and occupancy
levels over the last 36 months, tied to increased demand for hotel rooms will only be
exacerbated by the planned expansion of the Boston Convention and Exhibition Center,
which will drive demand for new hotel product over the coming years. The hotel will
serve as an additional amenity to the office and residential components and will enhance
the mixed-use synergies of the Project;
Active & Curated Flexible Multi-Use Public Spaces: In an effort to maximize its impact
on revitalizing the downtown neighborhood, a highly flexible multi-use space that
focuses on supporting innovation and entrepreneurship has been incorporated into the
base of the building. This space will have programming throughout the day and evening,
designed to create an educational platform and support infrastructure for entrepreneurs
and early stage innovators with a particular focus on mechanisms to support the growth
and education of future minority business owners including the EIC and Hub Accelerator.

The listing of team member firms below shows this organization. In fact, and as in all such
major developments, all consultants work in close collaboration with each other and under
the joint direction of Justin Krebs (Trans National) and David Hancock (CBT). Contact
information for these two primary directors of the work are supplied below.

DEVELOPMENT TEAM

DESIGN TEAM

Trans National Properties
Justin D. Krebs, President
617.638.3458
jkrebs@transnationalgroup.com

CBT
David Hancock, Principal-in-Charge
617.646.5353
hancock@cbtarchitects.com

Toll Brothers
Residential Development

McNamara Salvia
Engineer

DLA Piper
Permitting & Land-Use Legal Counsel

Cosentini
MEP/FP

KPD Advisors
Project Management

Nitsch Engineering
Civil Engineer

Newmark Grubb Knight Frank
Real Estate Advisor

Green Engineer, Inc.
Sustainable Design Consultant

JLL
Hotel Capital Markets Advisor

Howard/Stein-Hudson
Traffic & Transportation Engineer

Holliday Fenoglio Fowler
Debt & Equity Capital Markets Consultant

Haley & Aldrich
Geotechnical Engineer

Harbinger Development
LLC, Hotel Advisory Consultant

GZA GeoEnvironmental
Environmental & Soils Consultant

Byrne McKinney & Associates, Inc.
Marketing Analyst
Epsilon Associates
Permitting Consultant
Capitol Airspace Group
Aviation Consulting
Arcadis
HazMat and Environmental Remediation
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PROPERTIES, LLC

Overlook Center (Adobe
Systems), Waltham, MA

Troy Boston, Boston, MA

Ames Hotel, Boston, MA

Trans National Properties
Trans National Properties (“TNP”) is an affiliate of Trans National
Group, a company founded by Steve Belkin in 1974. Trans National
Group’s primary business over the past 40 years has been the
growth and management of multiple $100+ million businesses in
the travel/leisure and financial services sectors. As an adjunct to
these businesses, Steve Belkin and TNP have managed and owned
Boston real estate, including its current portfolio consisting of several
office buildings in the Fenway and 133 Federal Street in the Financial
District. Steve also owns and operates the 165-acre Belkin Family
Lookout Farm in South Natick and an additional 107 acres of farmland
in Berlin, Massachusetts. Belkin Family Lookout Farm is the longest
continuously-operating commercial farm in the country.
Justin Krebs, President of Trans National Properties will be leading
the TNP team on the 115 Winthrop Square development. Justin
is a seasoned Boston developer who previously opened and built
Normandy Real Estate Partners Boston real estate platform, a
portfolio which under his leadership grew to over $2.5 billion and
over 5 million square feet of commercial property. During his tenure,
he led many high profile projects including the 2009 repositioning of
the John Hancock Tower, the redevelopment of the Ames Hotel, and
the permitting, construction and delivery of the 378-unit Troy Boston
residential project in the South End. In addition, he has an exceptional
track record of developing headquarters and large corporate facilities
for the Commonwealth’s leading technology companies, including
Trip Advisors Global Headquarters in Needham and Adobe’s LEED
Certified Platinum project in Waltham. Previous to Normandy, Justin
was a Senior Vice President at JP Morgan where he led over $5 billion
in acquisitions and developments on the East Coast.
Provided below is more detail on recently completed development
projects lead by Mr. Krebs in Boston and the metropolitan area,
which involved complex permitting, development, construction and
financing structures. Mr. Krebs joined Mr. Belkin as they both have
a shared passion for responsible development, and has successfully
worked with the Boston Redevelopment Authority for over 15 years
working on projects that are often catalysts to improve the larger
neighborhood, recognizing a developer has a wider responsibility for
the neighborhood and community than just the projects they work on.

John Hancock Tower (200 Clarendon), Boston, MA

Select Boston Projects

Center 128, Needham, MA
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Center 128 (TripAdvisor), Needham, MA

John Hancock Tower (200 Clarendon), Boston, MA
$930 Million Repositioning
Mr. Krebs lead the debt restructuring, repositioning and sale of
the 1.8 million square foot John Hancock Tower after its previous
owner put one of Boston’s most iconic office towers into foreclosure.
Beginning in 2009 under his leadership, the asset was stabilized and
sold for a $180 million profit just 24 months after securing Bain Capital

as an anchor tenant and completion of an $80 million dollar capital
investment program, including replacement of the buildings heating
and cooling infrastructure, the addition of a 170 space parking garage
underneath the building, extensive improvements to its 2300 space
parking garage, renovation of the two lobbies and the addition of a
new 20,000 square foot café. In addition, Mr. Krebs was instrumental
in the successful courting and lease negotiations with Bain Capital
who moved to the John Hancock Tower for a 250,000 square foot
leasing requirement that resulted in a successful sale of the stabilized
project to Boston Properties for $930,000,000.
Ames Hotel, Boston, MA
$90 Million Historic Redevelopment
Mr. Krebs acquired, permitted, designed and led the redevelopment
of the historic Ames Building which began in 2007, one of Boston’s
first skyscrapers, into the Ames Hotel which included a $40-milliondollar historic renovation which was completed in November of 2009.
The redevelopment of the building resulted in a boutique style hotel
featuring 114 luxury rooms, private dining, an upscale full service
restaurant and bar, and a fitness center. The execution of this project
was a critical catalyst to the early revitalization of the Downtown
Crossing corridor, as this building had sat vacant for approximately 8
years before the redevelopment commenced. Mr. Krebs also secured
the construction financing on the project and procured $18 million in
historic taxes credits as part of this successful historic redevelopment.
Troy Boston, Boston, MA
$200 Million Ground-Up Development
Mr. Krebs acquired the 1.3 acre parking lot and proposed a pioneering
development in 2006, which was a catalyst for the redevelopment
of the area including the Herald’s decision to sell what is now the Ink
Block. Mr. Krebs actively worked with the BRA on the Albany-Harrison
corridor master-plan which successfully spurred significant investment
in the area. Mr. Krebs co-developed the Project with Gerding Edlen, a
Portland based developer who shared his focus on highly sustainable
residential developments, and strong alignments with union based
investment funds which helped capitalize the Project. Troy Boston is
a $200 million dollar multi-family project located in the in the South
End, and incudes 378 unit residential development consisting of a
20-story residential tower located along Traveler Street with views to
downtown, and an 11-story mid-rise residential building facing East
Berkeley and Albany Streets. Both buildings feature restaurant space
at ground level, plus amenity space, two roof decks, a pool, and a
3-level above-ground parking garage with approximately 180 parking
spaces to serve all components of the mixed-use development.
During the process Mr. Krebs worked with the Pine Street Inn to
developed programs for residents in their work training program,
including the parking lot they provided to the Inn for over 2 years. In
addition, Mr. Krebs was instrumental in working with neighborhood
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groups and the BRA to encourage MassDOT to clean-up the I-93
underpass along Albany Street, which included new lighted and
manned parking lots which created neighborhood parking and
additional nighttime security for neighborhood residents. In addition,
the Project contributed $250,000 for an arts program along the
underpass and commissioned Artists for Humanity (“AFH”) to
complete art displays in the Project. AFH is a Boston based group that
works with underprivileged Boston youths to create art driven work
opportunities and inspire Boston’s homegrown artists of the future.

2 Charlesgate, Boston MA
Proposed $250 Million Residential Project
Mr. Krebs is leading all facets of the proposed residential project,
including the permitting, design, financing, development and
construction of this Project for Trans National Properties. The 300
plus unit apartment and condominium project will have a significant
impact on the gateway to the Fenway neighborhood, and includes
substantial mitigation and improvements to the Boylston and Ipswich
Street corridors, including major improvements to public open space,
improvements to pedestrian safety and enhancing the blighted
Ipswich Street corridor near Fenway Park.
Select Office Headquarters Projects
Center 128, Needham, MA
including new 500,000-SF TripAdvisor Global HQ
Master-Planned Mixed-Use Park
Over a period of 3-years beginning in 2010, Mr. Krebs acquired,
assembled and permitted three tracts of land totaling 41-acres in
the New England Business Park (first master-planned industrial park
in the nation) and worked with the Town of Needham to re-zone
the area into a suburban based technology park. Through the rezoning, Mr. Krebs received entitlements for 1.8 million square feet
of mix-use development including office, hospitality, residential and
retail uses. The development was kicked off with a five-story Marriott
Residence Inn with 128 rooms, and shortly thereafter Mr. Krebs
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Toll Brothers, Residential Development Team Member
Based in Horsham, PA, Toll Brothers is a full service residential real estate
development company with communities in 50 markets and 19 states.
For over 48 years, including more than 29 years as a public company,
Toll Brothers, has acquired, developed, marketed, and operated a wide
variety of residential and commercial real estate projects. Since 1967,
Toll has been creating luxury communities in the best locations across
the country. Today, Toll is the nation's premier builder of luxury homes
and a publicly owned Fortune 1000 company (NYSE:TOL). Their wide
range of home types include traditional luxury residences, active adult
and active living communities by Toll Brothers Active Living, resort-style
communities, refined urban residences by Toll Brothers City Living, luxury
rentals by Toll Brothers Apartment Living, and premier student living by
Toll Brothers Campus Living. They have earned numerous industry awards,
including national Builder of the Year by BUILDER magazine, among others.
The company owns and operates its own architectural, engineering and
development subsidiaries.

secured TripAdvisor, the world’s leading technology travel firm, for
a 500,000 square foot global headquarters office complex, beating
out Boston Properties for the assignment. Mr. Krebs lead all facets
of the Project, including permitting, design, financing, development
and construction. He also lead the build-to-suit lease negotiations
with TripAdvisor and was able to secure Tax Incremental Financing
from the Commonwealth for the development. The park also includes
a 390-unit residential apartment project, which Mr. Krebs worked
with Toll Brothers to entitle and develop. The Center 128 Project was
a key catalyst to the Needham Newton Chamber of Commerce’s
development of the N2 corridor, and helped the Town of Needham
secure a $2 million MassWorks grant for roadway improvements
on Needham & Highland Avenue in addition to over $2million in
mitigation projects provided by the Developer.
Overlook Center, Waltham, MA
Build-To-Suit Regional HQ for Adobe Systems
Mr. Krebs acquired the highly-visible site along Route 128 in Waltham,
and permitted the site for a 108,000 square foot Class A building.
Mr. Krebs secured Adobe Systems and constructed the first LEED
certified Platinum office project completed in the Boston suburbs
called Overlook Center. The six-story building is adjacent to Route
128 and features a glass wall topped with an illuminated mast which is
visible to commuters traveling north and south. The building contains
a two-story lobby, concierge, cafe, fitness center and a four-level
parking garage. Mr. Krebs lead all facets of the project, including
permitting, designing, financing, development, construction, and the
build-to-suit lease negotiations with Adobe.
TNP’s team is further enhanced by Paul Malnati, TNP’s Senior Vice
President of Real Estate, who has lead the Asset and Property
Management of TNP’s real estate portfolio for over 20 years, and Bill
Weidlein, Trans National Group’s Vice Chairman who has overseen the
real estate portfolio since its inception.
Both Malnati and Weidlein were extensively involved in the 2006 RFP
and have a deep knowledge of the 115 Winthrop Square site.

400 Park Avenue, New York, NY

Toll Brother operates two multi-family affiliates, Toll Brothers City Living,
its “for-sale” condominium division and Toll Brothers Apartment Living.
Since inception in the metro markets of New York City, Philadelphia, and
Washington, DC, the Toll Brothers City Living division has built and sold nearly
3,800 condominium units in 29 buildings including 400 Park Avenue, with
over 740 units in 9 buildings under construction, and has approximately 1,050
units in 7 buildings in planning. Toll Brothers Apartment Living is constructing,
developing, has completed and manages over 7,400 luxury rental units,
primarily in the metropolitan Washington, DC to metropolitan Boston
corridor, with recent expansion into the Atlanta and Dallas markets.
Toll Brothers has raised, through both the capital markets and projectlevel financing, more than $4 billion over the last five years and has also
successfully structured, financed, and managed numerous joint ventures.
Toll Brothers has one of the industry's strongest balance sheets, and as
of January 31, 2016 (the end of the first quarter of its fiscal year 2016), the
Company had more than $335 million of cash and marketable securities
and approximately $930 million available under its $1.035 billion, 15-bank
credit facility, with total assets of $8.8 billion, and shareholders' equity of
$4.2 billion.
Toll Brothers’ equity capital for this transaction is 100% discretionary
and requires no outside approvals.
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CBT / Childs Bertman Tseckares, Executive Architect
CBT / Childs Bertman Tseckares Inc. is a design firm providing services
in architecture, urban design and interior design. Founded in 1967, the
firm’s practice ranges from major office towers and urban district renewals
to multi-family residential structures and developments, to a host of
academic, civic, institutional and hospitality projects. This variety of
experience, much of it in the city of Boston, provides the Trans National
team with a unique local design partner capable of delivering a visionary
project in a complex development environment.

Penthouse at the Clarendon

McNamara Salvia: Structural Engineer
McNamara Salvia is a nationally-recognized structural engineering
firm founded almost 30 years ago offering award-winning creativity,
innovation, and expertise in structural design to a wide variety of
project types. The firm's experience spans the nation from New
England to the high-seismic and hurricane-prone regions. They
excel in the structural design of all building types, particularly
long-span, and urban high-rise towers. In addition, they are
adept at project delivery using the latest BIM technology.

Nitsch Engineering: Civil Engineer
Nitsch Engineering, Inc. specializes in civil engineering, land
surveying, traffic engineering, planning, and GIS services. The firm
is now a national industry leader in the design and implementation
of sustainable site design and green infrastructure practices. Their
experience in Boston – over 900 projects – has given them an
in-depth understanding of the City’s needs and requirements,
particularly when it comes to site permitting. Nitsch is a certified
Woman-owned Business Enterprise (WBE).

Haley & Aldrich: Geotechnical Engineer
Founded nearly 60 years ago to provide geotechnical engineering
services, Haley & Aldrich has grown nationally to offer services
spanning the entire built environment lifecycle, from initial
conception through adaptive reuse to meet new needs. H&A’s
scientists, engineers, and constructors think creatively to deliver
greater value for capital, operations, or environmental projects.
They build the right team for their client from a nationwide staff
known for their expertise in finding new sources of value.

Arcadis: HazMat and Environmental Remediation
Arcadis is a leading knowledge-driven service provider in the
fields of environment, water, buildings and infrastructure and
offers experience working on the development of high-rise
buildings for both public agencies and private sector clients.
With thousands of team members worldwide, inlcluding a
significant Massachusetts office, Arcadis works in partnership
with clients to deliver exceptional and sustainable outcomes
throughout the lifecycle of clients' natural and built assets.

GZA GeoEnvironmental: Environmental & Soils Consultant
Founded in 1964 as Goldberg-Zoino & Associates, Inc., a soils
and foundations specialty consultant, GZA GeoEnvironmental,
Inc. (GZA) has grown into a full-service company providing its
clients with highly diversified technical services supporting our
core practice areas. GZA employs 580 engineers, scientists, and
technical support staff in 27 offices in the U.S. GZA is an employeeowned firm with gross revenues last fiscal year of $124 million, a
record in our 50-year history.

CBT has taken a pioneering stance on issues related to urban design and
architecture that has significantly influenced the development of the City of
Boston and the surrounding region. Our unique design sensibility, strategic
consensus-building, and excellent communication and presentation methods
have helped clients create world-class design visions that are singular in their
expression and contribute to the evolution of the city.
CBT has worked on this project with prominent national and international
structural and MEP engineering practices including ARUP Associates, Leslie
E. Roberts Associates, McNamara/Salvia, WSP Flack and Kurtz, and Buro
Happold. As the project moves into more detailed schematic design phases
a team will be formed from these consultants and others in specialized
topics such as elevators, façade fabrication, lighting, acoustics, life safety,
sustainability and resiliency. All design, permitting and construction work
will be seamlessly coordinated by CBT.
Principal David Hancock, AIA, ASLA, LEED AP will serve as Managing Senior
Principal. David is an architect, landscape architect, and urban designer, and
has led design teams working on large civic planning projects for large-scale
real estate developments. He has a managed numerous large, complex,
mixed-use, and multi-phased real estate developments.

22 Liberty

Cosentini: Mechanical/Electrical/Plumbing Engineer
Founded in 1952, Cosentini’s engineering expertise has inspired
architects and owners throughout the world to entrust them with
many of the greatest buildings of the 20th and 21st centuries. The
firm has grown to employ more than 300 professionals throughout
the world. In 1999, Cosentini joined Tetra Tech. The firm’s work
ranges from corporate headquarters and high-rise commercial
office buildings to large-scale mixed-use developments.

David Nagahiro, AIA, LEED AP, will serve as Design Principal bringing a
comprehensive view in developing a “vision to practicality” approach
to master planning. His intuitive thinking at multiple scales affords great
diversity and vitality in developing urban design solutions.
Richard J. Bertman, FAIA, LEED AP, will serve as a Collaborating Principal.
Richard brings award-winning design expertise for innovative mixed-use
commercial projects as well as a deep knowledge of Boston and significant
experience with the BRA and approvals process.
Joseph Bettencourt, AIA, will serve as Project Designer and will develop the
project concept and design vision, working with the team to translate ideas
into built form. Joe is both an architect and urban designer and will help
push all aspects of the project to maximize design value for the Client and
the City of Boston.

Atlantic Wharf
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Capitol Airspace Group: Aviation Consulting
CAG is an aviation consulting firm that provides analytical,
strategic and advocacy services to airports, communities and
commercial developers around the world. Fournded in 2010, the
firm has worked on over 800 projects and handled over 3,500
FAA cases. Based in Alexandria, Virgina, the firm is recognized
for their skills in assisting developers and aviation interests in
striking a balance between the desire for economic development
and the need to preserve the national airspace system.

Howard/Stein-Hudson, Traffic & Transportation Engineer
HSH provides traffic engineering, transportation planning, civil
engineering, and public involvement/strategic planning for
municipalities and other public agencies, institutions, design
and construction firms, developers, corporations, law firms, and
environmental consultants.Their tightly integrated relationships with
clients and reviewing agencies ensure that sophisticated projects
succeed. HSH practices a closely engaged, collaborative process to
help clients shape Boston and beyond for years to come.

The Green Engineer: Sustainable Design Consultant
TGE is a sustainable design consulting firm specializing in solutions
to design, build, and operate buildings with improved energy
efficiency and reduced impact on the environment. Founded in
2005, the firm brings experience and perspective from a variety
of backgrounds including engineering, architecture, construction,
planning, development, and public policy. Their practice uses tools
such as energy and daylight modeling and life-cycle assessment of
materials to analyze performance and inform their decision-making.

Epsilon Associates: Permitting and Planning Consultant
Epsilon Associates is a Massachusetts-based consulting firm
with rich experience guiding large real estate development
projects through the regulatory process. Their team of
experienced planners, engineers, and environmental scientists
offers preparation of environmental impact reports for urban
developments, wetlands and coastal permitting, historic
preservation compliance, and due diligence services for operating
energy and industrial facilities.

DLA Piper: Permitting & Land-Use Legal Counsel
DLA has handled many of the most complex, high-profile real
estate transactions in the nation, helping clients implement
strategies for addressing real estate-related needs. The Boston
office of DLA Piper, with 30 real estate lawyers and deep roots
in the city’s real estate industry, is a key component of the firm’s
highly-regarded US and global real estate practices. DLA offers
a full range of transactional, development, leasing and advisory
services for cutting-edge transactions and projects in Boston, the
United States and throughout the world.

Newmark Grubb Knight Frank: Real Estate Advisor
NGKF is one of the world's leading commercial real estate
advisory firms, providing a fully-integrated platform of services to
prominent multinational corporations globally. In Boston, Gil Dailey
has advised Trans National Properties and will lead the leasing
effort at Winthrop Square. Gil is an Executive Managing Director
on NGKF’s downtown leasing team. The team has consistently
earned the largest market share of landlord advisory and currently
represents nearly 20% of Boston’s total downtown office supply.

JLL: Hotel Capital Markets Advisor
JLL's Hotels & Hospitality Group serves as a global leader in real
estate services for luxury, upscale, select service and budget hotels;
timeshare and fractional ownership properties; convention centers;
mixed-use developments and other hospitality properties. In the
last five years, the team completed more transactions than any
other hotels and hospitality real estate advisor in the world totaling
more than US $48 billion, while also completing approximately
4,500 advisory, valuation and asset management assignments.

Holliday Fenoglio Fowler: Capital Markets Consultant
HFF incorporates capital markets knowledge with local real
estate knowledge to successfully complete any type of real
estate transaction, regardless of size or complexity. Last year, the
Boston office of HFF alone closed approximately $3.2 billion in
112 transactions across its debt and equity placement, investment
sales and loan sales platforms. HFF maintains formal, long-term
relationships with virtually every capital provider including, lenders,
equity investors and advisors.

Harbinger Development, LLC: Hotel Advisory Consultant
Harbinger is a private real estate development and advisory
with offices in Wellesley, MA specializing in Hotel Development.
Harbinger develops and advises on complex, urban real estate
projects with a focus in Hotel mixed-use investments having
working on the development of 1,030 hotel rooms in greater
Boston. Managing Partner Eamon O'Marah developed
and remains an Owner of the 115-room Ames Hotel in Boston with
Normandy Real Estate Partners.

Byrne McKinney & Associates, Inc.: Real Estate
Counseling and Valuation Services
Byrne McKinney & Associates, Inc. provides professional real estate
counseling and valuation assistance to property owners, lenders,
developers, investors, for-profit and not-for-profit corporations,
and public agencies faced with diverse real estate issues and
opportunities. Utilizing the firm's years of experience, skilled
professionals employ advanced analytic techniques to provide
clients with strategic inputs to complex real estate situations
throughout the country.

KPD Advisors: Project/Construction Management
KPD Advisors is a consulting Project Management and Construction
Management firm, providing advisory services to Developers,
Owners, and Tenants. KPD Advisors was founded by Kevin Daly, who
has over 30 years of experience in the Boston real estate market and
has worked in all facets of the industry, including office, residential,
hospitality, and retail. KPD Advisors’ staff have worked on numerous
large scale projects in the Boston market and bring a unique blend of
experience to assist in providing unsurpassed service in the industry.

Commitment to Minority-WomenDisadvantaged Business Enterprises
We have proposed creative strategies that look to educate,
empower and employ M/W/DBEs and are committed to including
qualified firms on this team. The core development team members
actively promote the growth of women and minorities in their
business enterprises. We are also proposing the following strategies,
which we’ve described in detail in Appendix I (Page 74): Year-Up
collaboration, the Mel King Empowerment Program, inclusion
of minority investors, design team diversity and engagement,
and a women and minority design scholarship program.
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C. VISION & PROGRAM OVERVIEW
C1. NEIGHBORHOOD’S BEST INTEREST
Over the last 12 months Trans National Properties has developed
and executed on an extensive public outreach program with
stakeholders in the area. This has included its abutters AW Perry,
Equity Office Properties, Rockpoint Group, Boston Properties,
Oxford Property Group, St. Anthony’s Shrine; local business and
neighborhood groups including the Boston BID Corporation; labor
organizations including the Boston Metro District Building Trades
Council, New England Carpenters and Unite Here Local 26.
We will continue a proactive outreach process that places a high
value on transparency and open dialogue with the stakeholders,
all of whom will benefit from this transformative development. Due
to our proactive outreach and status as an existing property owner
in the neighborhood we have substantial support for our Project
from the community, stakeholders, and abutters, which should
reduce the risk of objections and delays in the approval process of
this development.

Existing View from Winthrop Square
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Existing View along Federal Street
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View of Federal Street connection, if phased

115 W I N T H R O P S Q U A R E — D E V E L O P M E N T A N D D E S I G N S U B M I S S I O N

C . V i s i o n & P r o gra m o v er v i ew

19

C2. EVOLVING VISION
Trans National’s vision for the Project has evolved significantly
over the last 10 years since it originally proposed an office tower,
with ground-floor retail and an enclosed town green public
space. The evolution has been the result of extensive design and
analysis, combined with a keen focus on what trends are driving
market conditions. As the City of Boston emerges as the premier
innovation and technology hub, we will be incorporating best
practices in urban planning and look to deliver a transformative
building block supporting and complimenting downtown’s
evolution. Our mixed-use program contributes significantly to the
City’s goal of a vibrant 18-hour environment in the Financial District
and as described in B2, "Optionality" has become a key part of our
evolving vision.
Our time has been well-spent since our RFI submission one year
ago. We have been very active in our effort to design a project
that will meet market demands, stay on the cutting edge of design
and sustainability, address neighborhood objectives, and enhance
the downtown public realm through its EIC, Hub Accelerator and
public galleria.
The focus of our vision has been on creating a truly transformative
project on this key downtown site that can be economically
achieved, while delivering the density and mixed population the
city envisions. Only Trans National’s proposal, which includes
the combination of the two sites and the opportunity for
critical mass it generates, can have the type of impact that will
catalyze new economic growth and stimulate the revitalization of
Boston’s downtown.

Night rendering of the redeveloped Winthrop Square Project
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THE DEVONSHIRE

C3. PROGRAM OVERVIEW: A PROJECT THAT MEETS MARKET DEMANDS
TNP has met with tenants, designers and brokers from all of
the leading Boston real estate brokerage firms; has engaged
HFF to vet the Project’s underwriting and capitalization; and
has commissioned market studies from The Collaborative
Companies and NGKF to establish the market and financial
viability of this Project. The feedback from extensive interviews
and meetings with these groups has allowed us to refine our
design to create the “flexibility” that clients seek. We applied
the feedback shared by these groups to refine our design, and
the response to our proposed development program has been
overwhelmingly positive.

Program

We have also worked rigorously with Toll Brothers, our residential
development team member, to refine the design of our residential
component over the last 12 months, including touring many of
their urban high-rise projects in New York City and other recently
developed high-rise residential projects in major cities across
the US.

530,000

 Residence

915,000

 Hotel

90,000

 Retail

22,000

 EIC

56,000

 Common Areas

36,000

 Mechanical

66,000

Gross Floor Area Below Grade

Sky Residences
19 Floors
12,800 GSF
190 Homes

Sky Residences
16 Floors
12,4v00 GSF
160 Homes

City Residences
19 Floors
12,800 GSF
208 Homes

City Residences
12 Floors
12,400 GSF
132 Homes

Area (in SF)

 Office

Total

THE FEDERALIST

Hotel
7 Floors
12,400 GSF
140 Homes

1,715,000
250,000

Our extensive research has led us to the following overall program
that exceeds market demands and is financially viable:
Office
13 Floors
43,000 GSF Average
530,000 Leasable Area

Retail, EIC, Entrance Lobbies

Parking
4 Floors
62,500 GSF
500± Spaces
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D. PROGRAM DEVELOPMENT
AND DESIGN DESCRIPTION
D1. PUBLIC REALM AND GROUND
FLOOR CONNECTIONS
Located at the base of the Project is a dynamic public realm environment
consisting of a 61,000-SF ground floor and 51,000-SF second level,
which include the office and residential lobbies; 25,000 feet of food
& beverage-driven retail, including a farmers market; numerous
public spaces; and the Entrepreneurship Innovation Center and Hub
Accelerator, creating over 75,000 square feet of public space that will
hum with activity throughout the day and evening to create a vibrant
environment based around collaboration and community, and while
offering an educational support infrastructure for the neighborhood and
business community.

Pedestrian Pathways, Connection to Public Transportation

Combined Sites

Destination

Crossroads among Connections

By utilizing the entire 1.7-acre site, we are able to establish physical and
visual connections to the three major pedestrian thoroughfares: Federal
Street and the Financial District, Winthrop Square and the Washington
Street Downtown Crossing District, and Summer Street, Chinatown, and
the Leather District. To enhance the new pedestrian connection of Daniel
Webster Park to the Project, we include a sculpture park that will be
designed and curated with the assistance of Artists for Humanity and the
Boston Arts Academy.
Above this dynamic public realm is a transformational catalyst shaped by
TNP’s focus on the importance of creating new modern office space to
stimulate the revitalization of downtown. 500,000 to 700,000 SF of office
space will be available with column-free floorplates of up to 43,500 SF
offering a full range of fit-out configurations.
Rising above the office podium will be two residential towers containing
over 800,000 to 900,000 SF of condominiums and a hotel. The residents
of these homes and guests of the hotel will fuel the 18-hour-a-day vitality
created by the unique mix of uses included in TNP's proposed project.
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View of residential towers from Post Office Square
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View of Federal Street tower from the Leather District and Daniel Webster Park
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D2. THE EIC AND THE HUB ACCELERATOR
0'

25'

50'

100'

The Entrepreneurship Innovation Center
The Entrepreneurship Innovation Center (EIC) will provide a new, highly-visible and
highly-mobile 21st-Century identity for Federal Street: a place where creative people come
together to freely discuss their ideas, to collaborate with like-minded innovators — a place
to anchor the Financial District in the new economy.

FEDERAL ST

1"=50'

RESTAURANT

WI

NT

As we have continued to shape the framework of this unique public realm offering, the
EIC has evolved. Outreach to many groups with experience in collaboration, tours of
innovation centers, and consultation with “think tanks” like MassInsight, MassChallenge
and leadership from Boston’s major educational institutions has enhanced our vision
and encouraged us to develop this multi-purpose collaboration space. Our vision has
been immediately embraced by property owners, stakeholders and the downtown
business community.
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The EIC will be modeled by taking the best practices of the region’s leading incubators
and innovation models, resulting in the creation of a multi-purpose public collaboration
hub for downtown tenants, entrepreneurs, innovators, educators and businesses who
will gravitate to Boston’s newest innovation corridor. In addition, we have responded
to concerns we have heard from minority business leaders and groups whose mission
is develop minority talent for the future leadership of minority owned businesses.A
cornerstone of the EIC’s framework will be the development of minority business
leadership, utilizing our long-term relationship with Year-Up (www.yearup.org) who Trans
National has proudly supported since its formation in 2001. Year-Up was a tenant at 133
Federal Street until they outgrew the space and we look forward their participation in the
EIC’s programs.

OP

LOBBY
LOBBY

RETAIL

3-D View of Retail Galleria
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Ground Floor Plan
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View of Ground Floor from Daniel Webster Park Entrance
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The Hub Accelerator
A portion of the office component at the base of the building will be dedicated to our
office incubator, The Hub Accelerator, which will offer early stage businesses and small
growing innovation tenants flexible short-term office options. The Hub Accelerator is a
new concept in our project that emanated from discussions with various groups including
StartHub and its head Rory Cuddyer. The focus of the Accelerator will be on creating
vibrant spaces that meet the needs of Boston’s fledgling enterprises and rising innovators.

EIC

This is critical to the success of these ventures: we are specifically developing this form of
space as it is not readily available in the Financial District. These types of tenants cannot
easily address mid-to-long term growth, or provide large security deposits or make
long-term lease commitments. Providing such flexible space is the logical outgrowth of
the EIC: to provide work space where beginning entrepreneurs can grow and mature their
businesses free of the major stumbling block that real estate represents on their path
to success.

LOBBY

BAR

EIC

3-D View of Hub Accelerator
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LOBBY

EIC

Second Floor Plan
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View of EIC from Federal Street Entrance
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D3. OFFICE COMPONENT
Today’s leading office tenants often find Boston’s older office
stock unable to meet their needs. The Project’s office component
includes 500,000 to 700,000 SF of sustainable, highly efficient,
technologically advanced office space with floorplates allowing for
upwards of 43,000 SF on one floor. The Project’s progressive office
design meets the needs of leading technology and innovation
tenants by recognizing that companies must compete to retain a
highly skilled workforce. These employees demand responsible
and sustainable design, along with flexible open spaces to
inspire collaboration and innovation and to solidify loyalty and
identification with their employer’s cultural identity.

•

•

Better ventilation and environmental control; high
mobility and connectedness; the best of current and evolving
technology — Sustainability is an increasingly meaningful
component of every tenant’s decision to occupy one space
versus another. This can be achieved in many ways including
building design and systems selection, material and approach
to building construction, and the sourcing of building energy.
As important as sustainability is today, building resilience, and
a building’s ability to provide tenants with back-up services,
allowing continuous operation during power outages and other
natural disasters, is an increasingly important consideration;
and both sustainability and building resilience are rarely
available in Boston’s older Class A office stock.

•

Flexible collaborative spaces; easy-to-modify open work
areas — The form of buildings and the spaces tenants occupy
should help forge a strong sense of identity with today’s more
transient employees, reinforcing both brand and corporate
culture. Companies are recognizing that employee recruiting
and their retention is a top priority, and is often over 90% of
a company’s cost structure. Tomorrow’s buildings are adding
complementary, diverse, and often community-serving
uses and amenities, allowing non-office and office work to

The Project meets these demands head-on and will be the only
permitted new development in the Financial District, Seaport, or
Back Bay with floorplates in excess of 40,000 SF (nearly every other
approved project offers floorplates limited to 25,000 SF). All office
workspaces will provide:
•

30

Long-span, column-free interiors: In today’s ever-changing
business environment, companies and their spaces need to be
flexible to allow companies to be agile without extensive retooling of their space. Facilities must support cross-department
collaboration and have scalable workspaces that allow teams
to reshape their environments to meet continuously evolving
needs. Analyzing employee workflow in human terms is critical
to developing the design. Modern building design addresses
this through column-free spaces, a fundamental breakthrough
which allows enhanced flexibility in the space to respond to
evolving imperatives from within the same environment over
time. Companies are now recognizing the positive correlation
between increased employee productivity and greater glassto-opaque ratios, availability of natural daylight within the
workspace, and higher-ceiling open work environments.
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Great access to daylight without heat and glare through use
of advanced spectrum-control glass technology — Tenants are
leading developers to transform the commercial office building
model. Developers recognize their tenants’ need to recruit
a younger, more creative and collaborative workforce whose
preference is for a building that translates its values and puts a
premium on sustainability, employee wellness, open spaces, in
locations that are active, transit friendly, and walkable. Another
big shift is that today’s office buildings should be less standalone, and more a part of mixed use environment.

evolve organically together to drive business innovation
and entrepreneurship.
The Trans National Towers will embody the best practices of
modern building design, recognizing the rapidly changing
composition of Boston’s economic base and positioning it perfectly
to capture the demands of Boston’s technology sector, the largest
growth driver for office space demand. Technology accounted
for a significant portion of the leases signed in 2015, according to
NGKF. The majority of these leases were in-migration, with tenants
coming from markets such as Waltham, Burlington, and Cambridge
recognizing their employee base was seeking a city-centric livework-play experience. As important, over one-third of these leases
were in Class-A Buildings, up over 10% from 2014, demonstrating
these tech tenants are undeterred by cost. Demand for Class-A
product was strong in 2015, with vacancy rates down almost 2%
and leasing activity year-over-year surging by double digits for the
second year in a row.

This positive momentum, coupled with strong investor demand,
and the resetting of many building’s basis-per-square foot to
record highs, pushed asking rents up over 5% for the second
year in a row. The trend is expected to continue as demand
accelerates, with Class-A average rents projected to hit $70 in
2019 positioning the Trans National Towers perfectly to meet the
market’s demand. Over 3.2 million SF of leases with tenant needs
between 25,000–100,000 SF will expire between 2018 and 2021;
and 1.8 million SF of additional leases for tenants over 100,000 SF
will expire over the same time period. These tenants will demand
space in Boston’s newest and most sustainable office tower in
the CBD, and this demand will be greatest in the core of the
Financial District. NGKF has provided an office market analysis and
evaluation of Trans National’s proposal in the Financial Submission
supporting the viability of its underwriting and the demand for the
office space designed.
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Daniel Webster Park Extension and Atrium

115 W I N T H R O P S Q U A R E — D E V E L O P M E N T A N D D E S I G N S U B M I S S I O N

D . P r o gra m D e v el o p m e n t & D es i g n D escr i pt i o n

31

0'

25'

50'

100'

1"=50'

OFFICE LOBBY

STEPPED
ATRIUM

FLEXIBLE
OFFICE SPACE

Typical Office Floor Plan
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Section through Atrium
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D4. RESIDENTIAL/HOTEL/HOUSING COMPONENT
approximately 50% of the gross area of the new development.
When combined with the 500,000 to 700,000 square feet of office
space, this residential program will offer a powerful engine to
revitalize the Financial District.

TNP and its design team led by CBT have learned that for a
successful mixed-use project to truly generate a work-live-play
environment and stimulate the 18-hour-day in the heart of an
urban neighborhood, a critical mass of people and multiplicity
of uses must exist. Extending a residential presence in an
urban neighborhood encourages complementary commercial,
retail and public realm uses, and in turn establishes a desirable
residential locale.
Urban residential developments that are easily accessible by public
transportation, in close proximity to work, retail, and restaurant
offerings and are highly-amenitized within their own envelope,
inevitably ensure success for both the individual project and for a
neighborhood as a whole.

General Program
Depending on optionality and phasing, the residential program
described above will yield between 625,000 and 725,000 NSF
(saleable or rentable), or 590 to 690 new residences. The chart
below shows the distribution by unit type and area for programs of
590, 640, and 690 units. If the project is built in two phases, the first
phase will have between 300 and 325 units with the same mix. The
proposed number of units in the mix for these different programs
(low-, mid-, and high-provision; and first-phase) is also provided.

There is a pair of growing trends supporting the development of
the Project: next-generation workers are opting to remain longer
in urban areas, even after getting married and starting families;
and there is a marked in-migration of the baby-boomer generation
seeking the convenience and stimulation of relocating to urban
areas. These trends are creating tremendous demand for welldesigned residential apartments and condominiums. As a result,
Trans National has included approximately 700,000 to 800,000
square feet of residential use in the project, that represents

The overall programs presented here are for the percentage mix
and programmed average area per unit type, shown in the second
and third columns of the chart. In the final build-out proposal,
there will be variation based on market segmentation. That is, the
unit areas and types in the upper “sky” portion of the buildings
will likely be modified to a greater proportion of two- and threebedroom units and slightly larger unit sizes. The mix in the lower
“city portions" of the buildings will likely be weighted toward a
slightly greater provision of smaller units.

Type by number of Beds/Baths

% of Total

AVG SF

Jr. 1B/1Bath

10%

600

30

59

64

69

1BR/1 Bath

25%

675

75

148

160

173

1 BR/1.5 Bath

5%

725

15

30

32

35

1+Den/1Bath

10%

800

30

59

64

69

2BR/2Bath

20%

1150

60

118

128

138

2BR+Den/2Bath

10%

1200

30

59

64

69

2 BA/2.5 Bath

10%

1375

30

59

64

69

3 BR/2.5 Bath

5%

1800

15

30

32

35

Penthouse

5%

2600

15

30

32

35

100%		

300

590

640

690

Total
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Program Development Mixes

Rationale for Residential Program
As noted elsewhere, the rationale of locating a residential program
at this site is that more than a thousand permanent residents here
will balance the use of the ground floor facilities between a daytime
office employment-based demand, and a socially oriented evening
and weekend use. Such genuine mixed development with a critical
mass of both daytime and evening populations is possible with
the combined sites and desirable to meet the goal of transforming
and reinvigorating the Financial District. Within the residential
program itself there is a clear rationale for distribution of unit sizes
and types.
Since the homes will occupy the top 20 to 28 floors of the tower
buildings, two elevator banks are planned, one bank serving the
lower ten to fifteen floors (containing the “City” units), and the
other bank running express to the midway point and serving the
upper 10 to 15 floors (the “Sky” units). This functionally efficient
division will be exploited to differentiate the program in each
tower demographically into two homeowners’ associations within
the master condominium or to create rental units in the lower half
with for-sale units in the upper half. In this way, the lower city units
may be marketed to the needs and aspirations of a younger more
mobile workforce while the sky units above would be designed to
appeal to more settled and established homeowners.
Segregating the market in this way and providing the broad mix
of unit types and sizes reduces market risk and assures more rapid
absorption of units that satisfy a wider range of needs.
Compliance with Inclusionary Development Policy
TNP is familiar with and will comply with Mayor Walsh’s Executive
Order relative to Inclusionary Development dated December 9,
2015 and the BRA Board vote December 10, 2015 enacting a new
Inclusionary Development Policy. We understand that for both
rental and ownership housing, no less than 13% of the units will
be income-restricted as affordable if constructed on-site, and the
resulting formula to calculate an off-site “buy-out” if elected, based
on the three zones in the IDP (Winthrop Garage Site is in Zone
A). We also understand the AMI parameters and calculation of
affordable rents and sale prices under the new policy. At this time,
it is Tran National's intention to build all affordable units on-site,
resulting in a significant increase in the affordable housing stock
downtown, but as we have demonstared in the past, we are willing
to employ creative strategies that could result in the delivery of an
even larger affordable housing stock from this Project.

Compliance with Accessability Requirements
To comply with the requirements of the Massachusetts
Architectural Access Board and the Federal Fair Housing Act,
all units will be built with clearances required for wheelchair
maneuvers into and through the unit, for clearances at all doors,
and for access to appliances and controls. All units will have
blocking built into the bathroom walls to allow later installation of
assistance rails at bath and toilet. TNP will develop a percentage
of units with extra required features installed as required, and will
distribute these units throughout the building and pro-rata among
unit types assuring that there is at least one accessible unit of
each type.
Program for Environmental Analysis
Environmental impacts of residential development have been and
will continue to be based on the highest potential number of units
and likely greatest number of residents. Resident count is based
on a conservatively high assumption of residents per unit type.
Our estimate for the number of residents likely in 590 to 690 units
is 1,000 to 1,250 persons (total adults and children). Environmental
analysis is and will be based on 700 dwelling units and a population
of 1,300 people.
Both affordable and accessible units will be located throughout the
buildings and will be indistinguishable from standard units in fit-out
and finish.
The Residential Experience
There will be two residential components: The Devonshire at
Winthrop Square entered at 111 Devonshire Street and woven into
the fabric of Winthrop Square; and The Federalist, entered at 111
Federal Street. Each will have two entrance lobbies, one for the
lower ‘city’ units and one for the upper ‘sky’ units. Each will have
separate identities including entrances and amenities, and offer a
diverse range of unit sizes and designs. Both will be designed to
create a distinctive lifestyle experience with exceptional units to
create a sought after brand which will lead the competitive market
and meet the demands of today’s urban dwellers.
Express elevators will bring residents to sky lobbies at the office
roof level. Mail concierge services and management offices will
be provided at this level, as will health and fitness facilities and
associated outdoor spaces. Residents will have club, lounge,
private dining, game rooms, pub-like entertainment facilities, a pet
spa, and outdoor social spaces available at this level. The sky lobby
level will also feature a common business center for all tenants.
Facilities at the EIC will also be made available to all of the tenants.
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Residential Units

Quieter, more social gathering spaces will be provided at the
mid-level 450 clubs, in each of the Federalist and Devonshire
towers at approximately 450 feet above the street. This will be the
top stop of the elevators serving the lower floors of the buildings,
and the first stop above the sky lobby of the elevators serving the
top half of the buildings. There will be an outdoor observation deck
associated with a private dining facility at this level along with club,
library, and lounge facilities. The deck of The Devonshire will have
spectacular views of Boston Common, the Back Bay, the Charles
River and the universities beyond.The deck of The Federalist will
be oriented to panoramic views of Boston Harbor and the Harbor
Islands. At the rooftop level there will be a glass-enclosed pavilion
with 360-degree views for luxurious entertaining.
Residents in the condo towers will have the benefit of integration
into the Entrepreneur Innovation Center offering residents a
unique social interaction and collaboration zone that will exceed
any traditional work-at-home experience. This integration will also
benefit the EIC, by creating a built-in population to create energy
and activation seven days a week.
Trans National and Toll Brothers' intention for the residential
program is to develop an all-condominium project. This may lead
to a development in two phases including initial development
of both condominiums and hotel, with the flexibility to offer
rental apartments if the homeownership market changes. The
dwelling units will consist of one-, two-, and three-bedroom units
and studios.
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Outdoor Roof Deck

•

•

Lounge and Amienity Spaces

The “City” program will offer efficient luxury units with the
in-unit amenities that Millennials, urban dwellers, and hightech workers desire, including cutting-edge tech elements
incorporated into each unit (such as gear walls, charging
stations, Wi-Fi connectivity, smart appliances, and apartment
controls all accessible through a smart phone).
The larger “Sky” homes will feature a program inclusive of
spacious one-, two-, and three-bedroom units with luxurious
his-and-her bathrooms, well-appointed kitchens, and deluxe
finishes. In-unit amenities will be designed to provide “creature
comforts” such as digital thermostats for each room, in-home
office space, wine refrigerators, and separate library and den
spaces in many units.

Planned First Class Amenities
To create a distinctive lifestyle experience for the Project, we will
couple outstanding amenity spaces with our beautiful sun-filled
units to create a sought after brand. Thoroughly understanding
the target demographic and competitive market will be key
in developing concepts that will uniquely position the project
for success.
To provide the greatest flexibility, amenity space will be provided
at three levels: at the office roof, at a level midway up the
residential towers, and at the rooftops of the towers. These total
amenity packages will include:

•

concierge and doorman/porter services

•

fitness center, spa, yoga, crossfit

•

club and dining rooms

•

roof gardens and terraces

•

rooftop sky terrace 750 feet above sea level

•

dog park and spa

•

outdoor fire pits and pool

•

bike storage and repair facilities; bike-pro on call

•

Zipcar facilities; car rental agency on site

•

easy access to public transportation

•

nearby open space: Greenway, Harbor Park and Post
Office Square

Fitness Center

Hospitality Component
As part of this mixed-use development, we are proposing a
140-key hotel in the Federal Street tower which will both serve the
development directly, and the larger neighborhood by adding
new hotel rooms to downtown. The hotel component will serve as
an amenity to both the office and residential components of the
Project, allowing businesses and tenants to have clients, employees
and guests stay within the Project.
The hotel flag and operator have not been selected at this time,
but various brands, operators and investors have shown strong
interest in this location. Its location at the base of the residential
block offers potential synergies to both the condominium units and
the office space, and could include hotel services and amenities to
both of these components.
TNP’s President Justin Krebs has actively worked on hotel
developments in Boston, including the award-winning Ames
Hotel and proposed Haymarket Hotel as well on other projects
nationally. He has a strong relationship with UNITE HERE Local 26,
and its leadership Brian Lang and Jamie McNeil. TNP would be
committed to signing a neutrality agreement, and working with its
operator and UNITE HERE Local 26 to establish a first-class working
relationship as it has done in the past.
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In addition, because of its sizable commercial component
and significant jobs linkage payments, to ensure this project
directly benefits every Boston neighborhood, the proponent has
committed to working with the Mel King Empowerment Program.
The Mel King Empowerment Program (MKEP) is a partnership
between City of Boston, the BEST Corp Hospitality Training Center
(HTC) and the Boston Hospitality Workers Union UNITE HERE
Local 26.
MKEP has successfully partnered with hotel developers and
existing union hotels to ensure the hospitality workforce in the
City of Boston is representative of Boston’s neighborhoods. In
partnership with the proponent’s hotel operator, the HTC will
recruit and train a diverse workforce made up of Boston residents.
If selected the proponent seeks to identify an operator and
request funding through a portion of the job linkage contribution
designated by the City of Boston’s Neighborhood Jobs Trust.

View of Revitalized Winthrop Square
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D5. ARCHITECTURE AND BUILDING FORM
Thoughtfully Conceived
The two towers of the project will form an iconic
contribution to the Financial District skyline. As the
tallest structures in the neighborhood, their geometry
will recall the angle between Devonshire and Federal
Streets, reminding us that downtown Boston’s layout is
a hub-and-spoke arrangement rather than a grid. The
skyline view will be seen from all directions, notably
from the Turnpike coming in from the west, where the
Devonshire’s angled façade will form a pinnacle, and from
the Southeast Expressway where the two thin end façades
will be seen above the existing group of Financial District
office buildings. These façades will have a carefully studied
indented crease to emphasize their slenderness amid the
chunkier office neighbors. All mechanical equipment on
the roofs will be masked by continuation of the façade
materials as a high parapet.
Views of the Project
The towers will also be visible from closer points, such as
the Greenway, Post Office Square, down Devonshire Street
and Congress Street and from State Street. At this range,
it will be the fabric of the building’s skin which will identify
it as a landmark on Winthrop Square. The buildings will be
seen in glimpses between other high-rise structures as a
contributing element to the District identity. The façades
will be composed of a combination of glass curtainwall
and metal panel with punched openings. The pattern of
glass opening to opaque façade will be deliberately varied
to avoid the smooth repetitiveness so frequently found
in office buildings. However, this variation will not be so
much as to detract from the soaring high-rise form. Since
the façades are slightly angled, each face will reflect the
sky differently so that the composition seen from different
vantage points will be varied from other perspectives. This
play of angles will give the project a livelier appearance
different from the boxier structures surrounding it.
Iconic Public Space
At street level the building’s iconic public space will
dominate. This open and inviting sunlit ground floor atrium,
open to the southern sky will provide varied activities day,
night, and weekend. It is on the intersection of several
alternative pedestrian paths through the city, and will
be activated by passersby as well as participants in the
activities. The building is composed of two residential
towers on an office podium. The podium height will
provide a setback to the towers, and establish a street wall

datum at a height approximating the height of the post-fire
development of the district. This combination of public
activities and respect of historic parapet height will lend a
truly civic character to the project. The podium and tower
scheme allows the project to conform with the general
massing of its tower neighbors to the east, and its lower
neighbors in the Washington Street / Downtown Crossing
district to the west.
Accessible to All
This is a new and innovative building type: massively
mixed-use (at about 50% residential / 50% office), it will
be forward-looking and will provide a critical mass of
daytime workers and evening residents that will lead the
way in creating an 18/7 activation of the neighborhood,
inviting others to create more residential development in
the district. Like Copley Place which has had a salutary
effect on the Back Bay and South End, this project will
catalyze the transformation of the Financial District. But,
unlike Copley, it will not be necessary to ascend 30 feet
above street level; the public space of this project will all
be at ground level. This project, unlike others proposed
for the site is unique in transforming Daniel Webster Park
from a dead-ended passage leading to a service lane into
a primary entrance into the Atrium from Summer Street.
The project will also transform Milton Place from a service
and parking place into a pleasant pedestrian connection
used by many to get from Summer Street to Federal and
Franklin Streets.

groundwater. This will reduce outflow to the BWSC/MWRA
system. Rooftop rainfall will be collected and re-used
on site.
Façades will be composed of high-quality long-life
materials engineered to create an effective air and sound
barrier and to control summer and winter heat flux for
the highest level of thermal performance practically and
economically achievable. Glass throughout the office
and residential areas will be high performance coated
insulating units allowing a high percentage of visible
light transmission while limiting glare and infrared heat
transmission. Glazing at the ground level, generally well
protected from direct sun, will be clear uncoated insulating
units to allow the greatest transparency from street to the
activities within.
In summary, the project presents a bold forward-looking
innovative approach to Financial District development. Its
massing is composed to respect neighbors and enhance
surroundings. It will be built of highest quality materials and
will feature technical innovations to reduce energy, increase
healthfulness, reduce water usage, and control waste. It will
contribute a third of an acre of new civic public pedestrian
space, and will provide an activated sunlit atrium at street
level at the crossroads of several important alternative
pedestrian paths through the city.

Clean Energy and Environmental Quality
The balanced mixed-use program means that innovative
on-site co-generation of electric power from clean natural
gas for office use may efficiently provide heat for domestic
hot water demands of the residences, an efficiency not
achievable in either use alone. The scale achievable on the
combined sites means that the co-gen can be developed
using a group of smaller modular units. This allows two
innovations not currently employed: the units can cycle
on and off to meet changing demands, and the system
can be designed with x+1 redundancy to mitigate the risk
of outage of a single unit. (Single unit installations must
mitigate this risk with redundant standard boiler systems
and power grid capacity).
A second innovation in the downtown district will be
extensive use of specifically engineered porous pedestrian
paving to return rainfall and snow melt to recharge the
Southwest Axonometric view
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D6. TRANSPORTATION AND PARKING
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Parking ratios can be reduced in transit-rich environments such
as Federal Street with its very walkable connections to the MBTA
commuter rail and Red Line at South Station; Orange, Green, and
Red Lines at Downtown Crossing; and Blue Line at State Street.
New underground parking will be provided for approximately 450
to 500 cars reserved for residential owners and tenants at the rate
0.7 spaces per unit.
It is anticipated that 30 to 40% of these spaces will be vacated
during the work day by reverse commuters allowing the
recommended provision of .25 spaces per 1,000 gsf of office space
(approximately 125 to 175 spaces for 500,000 to 700,000 SF).
Shared parking in this manner is one of the greatest environmental
benefits of mixed use development, and is easily controlled
through pricing and agreements as to time of arrival and departure.
No commercial short-term parking is anticipated in this garage as
there are ample commercial parking spaces in nearby facilities.
Up to 10 spaces will be available for car-share such as Zipcar, and
up to 20 spaces will be made available for a rental car operator.
Leased parking for car share and rental will be assigned spaces;
office and resident parking leases will be unassigned but have
guaranteed right to park during agreed hours
Space will be provided within the garage in accordance with MAAB
for mobility-impaired drivers; in accordance with BTD policy for
electric vehicle charging stations; and in accordance with LEED
credit for convenient location of low-emitting vehicles
Bicycle parking, repair room, and showering/changing facilities will
be created in accordance with LEED and BTD requirements. These
will be located at grade and accessed from the Daniel Webster
Park extension so that bikers have a pleasant day lit experience and
do not mix with cars on ramps.
In addition to this simplified summary, detailed information
provided by our consultant Howard/Stein Hudson is provided in
Section E.3, Transportation and Traffic Considerations.

Parking Plan
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D7. INFRASTRUCTURE PROVISION
Sufficient utilities exist in Federal Street and Devonshire Street
to serve the proposed project. Initial inquiries were made with
providers for the previous project and the design team has
substantial knowledge of all existing infrastructure. Further
investigation will be undertaken with the agencies and companies
responsible. All utility service is underground. A brief review of all
utilities follows.

interconnected within the building. Fire pump will be located at the
first basement level.

Steam: Does not appear to be available at this site, however steam
is available in the neighborhood.

Sanitary Sewer: There is a 24"×30" combined sewer in Federal St.
serving 133 and the garage. There is a 16"×24" combined sewer
in Devonshire St. Sanitary outflow will likely be directed to these
sewers via several connections from the new building

There are electrical lines and manholes in Federal Court,
apparently serving the garage and 133 Federal St. Since this is a
private street with rights owned by the garage and 133, this street
will be discontinued and the electric lines abandoned and removed
as part of the building demolition work. There is a single sanitary
sewer manhole in Federal Court also apparently serving only the
garage. This too will be abandoned and removed.

Storm Drain: There are apparently no separate drain lines in the
streets adjacent to the site. Drain inlets in the streets are piped to
the combined sewer, and it appears that the garage and 133 both
have combined outfalls to the box sewers.

Telecoms: Telephone duct banks exist in both Federal and
Devonshire Streets, allowing landline, data connections and fire
alarm connections. New multiple duct banks will be extended into
the building from existing manholes and turned up to distribution
rooms at the ground floor level (above flood levels) to assure
continued service in the event any local incident. Redundant ducts
and multiple entry rooms will be provided for the various service
providers. Trans National welcomes Verizon Fios service and looks
forward to bringing the fastest possible communications to its
innovation: economy tenants.

Interface with Utilities
Electric: There are two existing sidewalk vaults in the western
sidewalk of Federal St. one apparently serving the garage and the
other apparently serving 133. The vault at 133 is above projected
flood level, not in line with any proposed vehicular entrance and
capable of being expanded. Our initial plan is to rebuild this vault
with sufficient network transformers to serve the project. We
propose to locate the buildings primary switchgear on the 2nd floor
and to locate emergency generators on the roofs of the two towers.
Water: There is a 12” high service waterline in Federal St. dating
from 1915, 10” and 12” low service waterlines in Federal St. dating
from 1924, and 12” low service and 10” high service waterlines in
Devonshire St. both dating from 1989. Existing 4” fire protection
service from the 12” low service to the garage from Devonshire
St. will be abandoned. New domestic service will be taken from
Devonshire Street through back flow preventer and meter at the
first basement level. Fire service will be taken from both streets and
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The new project will have completely separated systems and
separate outfalls to be ready for a future storm— sanitary
separation project. The proponent will work with BWSC to dedicate
its I/I fee to separation projects in either or both streets.
The existing combined site is 100% impervious cover; the proposal
is for a project which is nearly all paving and building cover.
However, we will ease current storm loading on the combined
sewer in two significant ways: first, storm water from roofs will be
collected and reused on site for such things as cooling tower make
up, ground water recharge and public and office toilet flushing;
and the pedestrian paved areas in Milton Place, Daniel Webster
Park extension and the wide sidewalk in Devonshire Street will be
treated with pervious paving. We believe these measures will have
the potential for substantial reduction of storm water inflow from
the combined sites into the BWSC/MWRA system.
Gas: There is a 12” gas line in Federal St. and a 6” gas line in
Devonshire St. Gas service for boilers, domestic hot water,
restaurant cooking, and residential kitchens will be provided
through gas meters located at the first basement level.

In addition, Trans National will sponsor a plan to redesign and
“re-brand” the two blocks of Federal Street (from High to Milk St.)
as the heart of Boston’s re-imagined Financial District. This will be
celebrated with new street lights, consistent pedestrian paving,
street planting, signage and seasonal festivities. Recognizing the
importance of district identity TNP will lead the way in working with
other owners to establish and build a new brand identification for
the Financial District.

Satellite: Space will be made available on the rooftops and empty
conduit will be provided for satellite uplink services for tenants.
Site Improvements
Since all utility connections are underground there will be no
disruption of sidewalks for appurtenant structures or equipment.
Trans National will reset all curbs and provide new pedestrian
paving along Devonshire and Federal Streets, extend Daniel
Webster Park into the site, and redesign and repave Milton Court
as a pedestrian precinct at sidewalk level allowing occasional
service vehicles (but no parking) to the rear of abutting buildings
on High Street.
The proposal to create a “raised table” on Devonshire St between
the project and Winthrop Sq will be revived to provide benefit
to the heavy pedestrian traffic expected to make this crossing.
Federal Street will be cold-planed and overlaid in front of the
building and elsewhere that utility work is undertaken.
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D8. OPTIONALITY AND PHASING
The Project as proposed is a large single-phase 1.7 million square
foot development, that looks to maximize the development
potential of the combined sites and the economic and public
benefits this creates, but possesses a powerful advantage
only available when utilizing the combined 1.7 acre site which
is optionality. Our ability to meet changing tenant needs and
fluctuating market conditions head-on with unmatched flexibility
creates a certainty of execution and speed to market that no other
proposal can achieve, even if market conditions where to require
a phased development of the proposed project. Many of these
advantages have been discussed throughout our RFP, but we
would like to highlight the key advantages of the combined sites
which guarantee the successful development of this invaluable
downtown development:
•

Flexibility to Meet the Office Space Demands: Over the
last twelve months TNP has spent extensive time meeting the
top office brokers from Boston’s premier firms (Transwestern,
NGKF, CBRE, Cushman & Wakefield and JLL) who handle
requirements for national accounts and Boston’s largest tenants
in technology, bio-life sciences, financial & services and as a
result revised it design from what was proposed in the 2015
RFI. TNP has received strong feed-back on our new design
and through this outreach process has determined that the
”optionality” and flexibility of our new design and the features
it includes outlined in the office design section, will exceed
market demands, and provide a customizable option for major
tenants looking to leave the fingerprint of their brand and
company culture on the real estate they occupy while filling
a void in the Boston real estate market that exists for large,
highly efficient and flexible modern office space with column
free floorplates.

Existing Conditions
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•

•

Flexibility to Meet Residential Market Conditions: Under our
proposal TNP intends to construct all condominiums, which is
supported by a market study completed by The Collaborative
Companies on current Boston market conditions and the
projected pipeline which indicates there is significant demand
for condominium units downtown today and well into the
future. That said, supply and economic conditions can change
over the multiple year development cycle, and our ability to
modify our residential component from 100% condominiums
to a blend that might be closer to 50% condominiums and 50%
rental apartments, has been tested for financial feasibility and
is a strategy supported by our Residential Development Team
member Toll Brothers. This allows TNP to say with certainty,
that over 800 new residences including their affordable
component will be delivered to downtown upon project
completion, making a substantial contribution to the Mayors
housing goals.
Flexibility to Phase the Development: Although proposed
as a single-phase development totaling 1.7 million square feet,
the opportunity to phase the development if market conditions
were to dictate this approach, allows Trans National to
guarantee that even under a phased approach the completed
development will have the transformative power for downtown
that only a 1.7 million square foot mixed use development
can offer.

Provided below is a discussion of how the Project could be
achieved in two phases if tenant demand or market conditions
require, but as highlighted above, the final result is the same
transformative project proposed under the single-phase approach.

Demolition and Excavation

Over the last twelve months TNP has spent extensive time meeting
the top office brokers from Boston’s premier firms (Transwestern,
NGKF, CBRE, Cushman & Wakefield and JLL) who handle
requirements for Boston’s largest tenants and national accounts
in technology, bio- & life-sciences, and legal & financial services.
TNP has received strong feed-back through this process that the
Optionality of our new design and the features outlined in the
office design section, will exceed market demands. The large
floor plates of this design will fill a void in the Boston real estate
market providing a customizable option for major tenants looking
to leave the fingerprint of their brand and culture on the real estate
they occupy. These tenants demand highly efficient and flexible
modern office space with large high-ceiling column-free floorplates
providing a healthful and technology-friendly environment.
In addition to Optionality, which comes from the singular
opportunity that TNP’s combined site offers to the City of Boston,
the proposed design easily allows for Phased Development. As
shown on the diagrams below, the first phase is to demolish the
existing garage completely and excavate for the first half of the
garage adjacent to Devonshire Street. This new garage can be
built as a free-standing ramped structure providing all necessary
operating features.
The new underground garage would be entered via a ramp from
Federal Street. A temporary two-story EIC would be built on the
garage’s existing foundations covering the ramp.
The proposed improvements and extension of Daniel Webster
Park would be made in this phase and Federal Court would be
included with the EIC and redeveloped as a pedestrian way. As
noted elsewhere, these improvements are only possible with the
combined site.

Phase I: Devonshire Tower

Above the Devonshire garage and the ground floor public space
and retail development, a 17-story office structure of 21,600 SF
per floor would be constructed. Above this would be the hotel
and the first of two residential structures. This first phase building
program thus delivers all the critical mass, the diversity of uses that
drive the transformation of the Financial District, and the key public
improvements that distinguish this unique combined-site proposal.
During the second phase, the Federal Street half of the site would
be demolished and excavated for the second half of the garage.
The permanent ground and second floor EIC and Hub Accelerator
would be constructed and additional office space would be built
above with forty-foot wide connections at the elevator lobbies
aligned with the floors of the first phase. Adding 20,800 SF to each
floorplate will allow existing tenants to expand or reconfigure to
combine the larger plates, since the connection is at the elevator
lobbies, they could stay in their current space while building out
thieir expansion space.
This is a further demonstration of the flexibility and optionality
uniquely available with this proposal – the ability to expand or
re-configure. Phasing also allows TNP to size, apportion, and
design the second phase to meet market demands: If there is a
strong demand for residences, more of the allowed floors will be
developed as apartments and/or condominiums, and fewer will
be connected as office expansion; if the office market for large
floorplates remains strong, then a higher proportion of office space
can be developed within the height allowed.
The combined site thus creates a Project Site area and
Development Program with the opportunity for transformational
economics, market flexibility, phased development, and urban
planning/public realm benefits that are not available when
developing the 115 Winthrop Square site alone.

Phase II: Devonshire tower
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E. DEVELOPMENT DETAIL
E1. SUSTAINABILITY AND RESILIENCE
Trans National is pleased to provide this detailed outline of our
approach to achieving the highest practical LEED NC v2009
Certification for the new Federal and Devonshire Street Residential
Towers and office podium project in Boston, MA. Our consultant
team member The Green Engineer has provided the following
credit-by-credit analysis of how a higher level of certification may
be possible.
Trans National Properties is committed to developing projects
that are sustainably designed and energy efficient with interior
environments that are healthy for the residents, employees and
visitors. As required under Article 37 of the Boston Zoning Code,
projects that are subject to Article 80B, Large Project Review,
shall be Leadership in Energy and Environmental Design (LEED)
certifiable. There are seven categories in the LEED certification
guidelines: Sustainable Sites, Water Efficiency, Energy and
Atmosphere, Materials and Resources, Indoor Environmental
Quality, Innovation in Design Process and the additional Regional
Priority Credits. The LEED-NC v2009 checklist is included at
the end
The project team plans to pursue formal LEED certification with the
US Green Building council and has set a minimum standard of LEED
Gold certification. It is the team’s goal to achieve LEED Platinum
Certification if practical. After an initial assessment the project
is tracking 70 points as “Yes”. There are a few additional credit
points, noted in the draft LEED checklist, which are still under
consideration as to whether or not the project wall attempt them;
it may be determined that some of the credits under consideration
may not be attainable.
Credit-by-Credit Narrative:
The project is pursuing LEED Certification using the USGBC LEED
for New Construction and Major Renovation rating system, (LEED
NC), version 2009. The project will meet the requirement to be
LEED Certifiable.
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A. Sustainable Sites
The project site is located in downtown Boston, MA, a dense urban
neighborhood with access to multiple MBTA bus & train lines. The
project includes four levels of parking for the building tenants,
residents & visitors.
SSp1 Construction Activity
Pollution Prevention 					
The project construction documents will include erosion and
sedimentation control guidance for on-site implementation by the
Construction Manager, (CM). The CM is required to implement
a compliant erosion and sedimentation control plan that meets
local requirements and the U.S. Environmental Protection Agency
(EPA) Construction General Permit (Phase I and II) of the National
Pollutant Discharge Elimination System (NPDES) Program.
SSc1 Site Selection
The Proposed Project Site is a previously developed urban parcel in
a densely developed neighborhood. The parcel does not meet any
of the prohibited development site criteria.
SSc2 Development Density
The Proposed Project meets the criteria for Option 1, Development
Density. It is anticipated that the project will be eligible for
Exemplary Performance (IDc1.1) for doubling the density
requirements of the credit since the project is located in the
urban core.
SSc3 Brownfield Redevelopment
It is anticipated that the site will contain hazardous materials that
will require proper remediation, making the project eligible for
the credit. A comprehensive hazardous materials survey will be
conducted prior to demolition/construction. Hazardous materials
abatement will be performed in accordance with applicable, locale,
state and federal regulations, as necessary.
SSc4.1 Alternative Transportation,
Public Transportation Access
The Downtown Crossing & Park St T stations are in close proximity
to the site as well numerous bus stops. The project complies
with Option 1; it is located within 1/2-mile (800 meter) walking

distance (measured from a main building entrance) of an existing
subway station. It is anticipated that the project will be eligible for
Exemplary Performance (IDc1.2) for doubling the required amount
of rides available.
SSc4.2 Alternative Transportation, Bicycle
Storage and Changing Rooms
The project will be design with extensive alternative transit
amenities including significant exterior bike storage locations for
visitors, retail transients and employees. The residents will have
access to covered and enclosed secure bike storage locations
within the parking area. The design will also include an on-sight
bicycle repair facility and proper shower and changing rooms for all
bike users. The development will also include the installation of a
Hubway station at Devonshire St.
SSc4.3 Alternative Transportation
Low Emitting Fuel Efficient Vehicles
The parking structure of the project will include parking spaces
for low-emitting/fuel-efficient vehicles and electric vehicle (EV)
charging stations for 5% of the total parking capacity of the on-site
parking. The intent is to power the EV charging stations with PV
panels on site.
SSc4.4 Alternative Transportation Parking Capacity
The quantity of available parking spaces provided for project will
not exceed the quantity required by the local zoning regulations.
The infrastructure for a ride share program will be implemented
for the building residents, including a safe drop off area and ride
boards. Carpool parking spaces will be included for office users. A
Zip-Car station will be included in the garage.
SSc5.2 Site Development, Maximize Open Space
The amount of open space provided will likely meet the credit
requirements. Compliance confirmation will be dependent on the
final location of the LEED Project Boundary & site design. The
open space includes landscaped terraces, street tree landscaping,
pedestrian oriented hardscape and vegetated roof areas.

SSc6.1 Stormwater Design, Quantity Control &
SSc6.2 Stormwater Design, Quality Control
A stormwater management system will be designed to address
the rate, volume, and quality of stormwater runoff leaving the
site. The proposed project will employ a subsurface infiltration
system designed to infiltrate a minimum of 1” of runoff over the
entire project area. The project will also feature low impact design
techniques such as pervious paving to further reduce the volume
and pollutant loading of the runoff leaving the site. The proposed
stormwater design will result in a runoff volume reduction of
greater than 25% for the 2-year design storm, and reductions of
varying extent for all larger precipitation events.
Additionally, the project is located within the Charles River
watershed, therefore total suspended solids (TSS) reduction is
critical prior to the release of stormwater to the storm drain system.
TSS reduction will be achieved through the use of deep sump catch
basins and a Stormceptor water quality unit.
SSc7.1 Heat Island Effect, Non-roof
All parking provided in support of this project is located within
the footprint of the building and below compliant light-colored
cover. It is anticipated that the project will be eligible for Exemplary
Performance (IDc1.3) for having 100% of the parking under
structured cover.
SSc7.2 Heat Island Effect, Roof
The project will specify and install a roof membrane that is an
energy star compliant roof material, with an SRI value of 78 or
greater. It will be used in combination with vegetated roof areas.
B. Water Efficiency
The project will specify low flow and high efficiency plumbing
fixtures within the residential units & base building amenities to
reduce the amount of potable water used throughout the building.
The irrigation system will use smart technology to reduce potable
water use used on the exterior.
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WEp1 and WEc3 Water
Use Reduction					
Through the specification of low-flow high-efficiency plumbing
fixtures, the proposed project will exceed the required 20% annual
potable water use reduction and will target reducing the annual
potable water use by over 35%.
WEc1 Water Efficient Landscaping
The landscape design for the project shall endeavor to include
predominantly native shrub, ornamental grass and groundcover
plantings. The plant palette and soil depth respond to the amount
of available sunlight across the site throughout the year. To limit
the amount of additional irrigation, drought tolerant native and
adapted species have been selected where possible. The irrigation
design for the vegetated roof reduces potable water use demand
for irrigation by over 50%.
The irrigation design for the on grade plantings will also be
designed to reduce potable water use for irrigation of the street
trees by over 50%.
C. Energy and Atmosphere
The building systems will be designed to optimize energy
performance and reduce energy consumption. The project has
a central condenser water plant and a central boiler plant with
high efficiency equipment with premium motors. The residential
units will be mechanically ventilated and have operable windows
for convenience. Units will be individually metered. The targeted
lighting power density will be below minimum code requirements.
A Building Management System (BMS) will be provided to control
and monitor all central mechanical equipment only such as
mechanical/electrical room ventilation, and corridor ventilation
units. Energy recovery ventilation system will be used for ventilation
area. The envelope will include superior insulation, high visible
light transfer/low heat transmission glass. A co-generation plant
will be installed for on-site electricity generation and DWH/base
heating loads.
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EAp1 Fundamental Commissioning
A third party commissioning agent, (CxA) will be engaged by the
owner for purposes of providing basic commissioning services for
the building energy related systems including HVAC & R, lighting,
domestic hot water, and renewable energy systems. The CxA will
verify the building systems are installed, calibrated and perform
to the building owners project requirements through verification
and performance reviews of the systems to be commissioned. The
commissioning agent will provide a summary report.

EAc2 On-Site Renewable Energy
The team goal is to include on-site renewable technology to offset
1% of the total building energy use. The team is exploring the use
of building integrated solar panels.

The following systems will be included in the commissioning scope
of work:			

EAc4 Enhanced Refrigerant Management
The team goal is to select refrigerants that meet the global
warming and ozone pollution prevention thresholds of this credit.

•
•
•
•
•

Heating, ventilating, air conditioning and refrigeration
(HVAC&R) systems
HVAC controls
Lighting controls
Domestic hot water systems
Renewable energy systems

EAp2 Minimum Energy Performance/
EAc1 Optimize Energy Performance
This prerequisite will be met through a high performing building
envelope, efficient mechanical equipment and low lighting power
density targets. Applicable appliances installed in the residential
units will be evaluated for Energy Star ratings.
To document the anticipated annual energy use savings, the
project will develop a whole building energy simulation.
The team goal is to demonstrate a 10% improvement in annual
operating energy use when compared to new Stretch Code. The
project will vastly exceed the baseline building performance
as calculated using the rating method in Appendix G of ANSI/
ASHREA/IESNA Standard 90.1-2007.
EAp3 Fundamental Refrigerant Management
The specifications for refrigerants used in the building HVAC &
R systems will NOT permit the use of CFC based refrigerants.
The proposed design of the HVAC systems will achieve
this prerequisite.

EAc3 Enhanced Commissioning
The developer will engage a commissioning agent for additional
commissioning services to ensure additional systems are operating
at anticipated levels and meet the requirements of this credit.

EAc5 Measurement and Verification
The project plans to pursue this credit for one credit point through
compliance with MPR #6 Option 3 - Third Party Data Source:
Trans National will establish an Energy Star Portfolio Manager
account to enable the USGBC to review whole building energy and
water use for five years after occupancy. The team is exploring the
option to implement full measurement & verification capabilities
and programs.
EAc6 Green Power
The developer is exploring the possibility of purchasing ‘green
power’ for a 2-year period renewable energy contract to
provide a minimum of 35% of the building’s electricity from
renewable sources.
Materials and Resources
The project will specify materials and products with recycled
content, those made with certified wood and regionally procurable
products to the extent possible. Throughout the construction
phase of the project, the Construction Management team will
endeavor to divert Construction and Demolition (C&D) waste from
area landfills and procure materials that are made with recycled
content and/or are harvested, extracted and manufactured within
500 miles of the Proposed Project Site.

MRp1 Storage and Collection of Recyclables
The storage of collected recyclables will be accommodated in
dedicated trash and recycling rooms. They will be transported
off site by a contracted waste management company on a
regular basis.
MRc2 Construction Waste Management
The project manual will include direction for the Construction
Manager (CM) to develop and implement a Construction Waste
Management Plan (CWMP). The CM will endeavor to divert as much
demolition debris and construction waste from area landfills as
possible with a minimum diversion rate target of 75% overall.
MRc4 Recycled Content
The technical specifications will require certain materials and/or
products to include pre- and/or post-consumer recycled content.
The project will endeavor to achieve a target threshold of 20
percent of the materials and products installed to be materials
with recycled content based on overall project materials costs. The
team is confident that the 20% threshold will be satisfied based
on preliminary calculations and historic performance for similar
building types.
MRc5 Regional Materials
The technical specifications will require applicable materials and
products to be extracted, harvested, recovered and manufactured
within a 500 mile radius of the job site. The project will endeavor to
meet a threshold of 20% of the materials and products installed to
be regional materials. The team is confident that the 20% threshold
will be satisfied based on preliminary calculations and historic
performance for similar building types
MRc7 Certified Wood
The team is exploring the cost and availability of using wood
materials from FSC certified forests and from compliant
manufacturers and millwork shops. If it is feasible the construction
manager will track the submitted and installed wood materials and
products with a goal to achieve the 50% (by cost) threshold based
on overall wood materials costs.
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D. Indoor Environmental Quality
The interior air quality will be monitored during the construction
phase of the project and prior to occupancy. Low emitting
materials, (low VOC), will be used throughout construction to
maintain and improve air quality. The building residents and
tenants will be able to maintain a comfortable interior environment
through access to thermal and lighting controls. The building is laid
out to maximize exposure to daylight and views.
IEQp1 Minimum Indoor Air Quality
The project will be designed to meet ASHRAE 62.1 Ventilation Rate
requirements for each mechanically ventilated space.
IEQp2 Environmental Tobacco Smoke (ETS) Control:
The entire building and the associated site will be non-smoking.
This policy will be enforced through posted signage.
IEQc1 Outdoor Air Delivery Monitoring
The project team is exploring the inclusion of permanent airflow
measuring stations & CO2 sensors to ensure adequate outdoor
airflow is continually provided to densely occupied spaces.

BUILDING FEATURES
High Energy Performance Features
• Target 20% better than Stretch Energy Code
• High visible light transfer / low heat transmission glass
• High efficiency heating and cooling systems
• Superior insulation in walls and roof
• Premium motors on all central plant equipment
• Co-generation plant for base heating loads
• Energy recovery ventilation systems with measurement
and monitoring
• Free cooling on all fresh air systems
• 2-story structures with indoor/outdoor green walls
produce oxygen/filter nano-particles
• Green roofs

IEQc2 Increased Ventilation
The team is exploring the feasibility of providing ventilation that
exceeds ASHRAE 62.1 Ventilation Rate by 30%.
IEQc3.1 Construction Indoor Air Quality Management
Plan – During Construction
The project manual will include direction for the Construction
Manager to develop and implement a compliant Indoor Air Quality
Management Plan for the construction phase of the project to
meet/exceed the recommended Control Measures of the SMACNA
IAQ Guidelines for Occupied buildings Under Construction
2nd Edition 2007, ANSI/SMACNA 008-2008 (Chapter3).
The permanently installed air handlers will not be operated
during construction.
IEQc3.2 Indoor Air Quality Management Plan – Before Occupancy:
The team is exploring the option to implement air quality testing or
a full building flush out prior to occupancy in order to comply with
this credit for one additional LEED point.
IEQc4.1 Low Emitting Materials – Adhesives and Sealants
The technical specifications for adhesives and sealants used inside
the building envelope will include requirements for compliance with
the low VOC criteria for adhesives and sealants as established in the
South Coast Air Quality Management District (SCAQMD) Rule #1168.
IEQc4.2 Low Emitting Materials – Paints and Coatings
The technical specifications will include requirements for paints
and coatings to meet low-VOC criteria for paints and coatings in
accordance with applicable sections of Green Seal Standard GS-11,
Green Seal Standard GC-03 and SCQAMD Rule #1113.
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IEQc4.3 Low Emitting Materials – Flooring Systems
The technical specifications will include compliant flooring materials
that meet the applicable requirements of FloorScore certification or
the Carpet Rug Institute Green label program.
IEQc4.4 Low Emitting Materials – Composite Wood
The technical specifications will include composite wood and
agrifiber products that contain no added urea-formaldehyde.
IEQc5 Indoor Chemical and Pollutant Source Control
The project design will include the appropriate design measures
to minimize and control the entry of pollutants into the building
and to contain chemical use areas. All air handling units will include
MERV 13 final filtration media. Regularly used building entries will
have entrance way systems to capture dirt and particulate matter
entering the building and the chemical use spaces will be design to
prevent cross contamination.
IEQc6.1 Controllability of Systems, Lighting Controls
Residential units will be provided with switched controlled
receptacles & switch controlled lamps. Offices and similar back
of house spaces are provided with occupancy sensors. Electrical
and mechanical rooms are provided with a local switch control.
Residential corridors, amenity spaces, fitness center and lobby are
provided with occupancy sensors.

Sustainability Features
• Minimum LEED Gold Certification
• Target Platinum LEED Certification
• Electric Car Charging from solar panels
• Low water use fixtures throughout
• Capture and re-use of rainwater
• Bicycle parking and changing facilities
• Hubway bicycle station at Devonshire St.
• Zip-Car Station
• Access to many nearby Public Transportation Stations
• Individual metering of utilities
• Enhanced Commissioning
• Reduced Parking ratios (under maximum allowed)
• Shared Parking
• Locally sourced building materials
• Use of materials with high recycled content
• Non-VOC paint and adhesives
• Green housekeeping

IEQc6.2 Controllability of Systems, Thermal Controls
The residential units will have operable windows and at least one
thermostat per unit; the total percentage of individual controls
will exceed required 50%. Total percentage of multi-occupant
areas having thermal control is 100%. Office & retail spaces will be
design with the capacity to allow proper control.
IEQc7.1 Thermal Comfort Design
The thermal controls within the residential units will include
thermostats and operable windows. All multi occupant amenity
spaces are provided with a minimum of one control. Management
office spaces will have thermostats. Office & retail spaces will be
design with the capacity to allow proper control.
IEQc8.2 Daylight and Views, Views
The residential units have large windows with ample access to
daylight and views. It is anticipated that 90% of the regularly
occupied areas will have a view to the exterior
E. Innovation in Design
IDc1.1 Exemplary Performance SSc2 Development Density
The project is located in a neighborhood that meets the density
requirements of 120,000SF per acre net.

Resilience Features
• Target: to meet Mayor’s Challenge
• Ground Floor entry above potential storm surge
• Critical utility infrastructure protected
• Glass to withstand high winds
• Added back-up power capacity and duration
• Redundant communications and other utility systems
• Roof-mounted Emergency and standby Generators
• Fire-fighting water supply on site
• Hazard monitoring and communication system;
established emergency management plan
• Designed for greater frequency of intense storms
• CoGen and solar arrays provide on-site heat and power
for residents in the event of grid interruption

IDc1.2 Exemplary Performance SSc4.1
Alternative Transportation
The project is located within ¼ mile of two or more bus stops that
provide over 200 transit rides per day including weekends.
IDc1.3 Exemplary Performance SSc7.1
Heat Island Effect, Non-roof
The project provides 100% of parking under cover.
IDc1.4 –IDc1.5 Pending
To be determined. It is assumed the project will attempt at least
one additional ID credit
IDc2 LEED Accredited Professional
There are several LEED APs on the project team. A list is included
with detailed team information in Appendix I
F. Regional Priority Credits
The USGBC has identified the following credits as Regional Priority
credits for the project site: SSc3, SSc6.1, SSc7.1, SSc7.2, EAc2,
and MRc1.1. The project anticipates meeting the base credit
requirements for SSc3, SSc6.1, SSc7.1 and SSc7.2
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LEED for New Construction and Major Renovation 2009
Project Scorecard
Project Name: Federal St Towers
Project Address: Boston 02110
Last Updated: 4/15/2016

TOTALS
Yes

Likely

Maybe

No

Yes

Likely

Maybe

No

70

3

12

25

6
Y

0

1

7

Yes

Likely

Maybe

No

24
Y
1
5
1
6
1
3
2

0

0

2

Prereq 1
Credit 1
Credit 2
Credit 3
Credit 4.1
Credit 4.2
Credit 4.3
Credit 4.4

1
1
1
1
1
1

Credit 6.1
Credit 6.2
Credit 7.1
Credit 7.2

Yes

Likely

Maybe

No

5
Y
2

1

2

2

Credit 8

Credit 1.1
Credit 1.2

2
1

Credit 2
Credit 3

Yes

Likely

Maybe

No

15
Y
Y
Y
11

2

6

12

Construction Activity Pollution Prevention
Site Selection
Development Density & Community Connectivity
Brownfield Redevelopment
Alternative Transportation, Public Transportation Access
Alternative Transportation, Bicycle Storage & Changing Rooms
Alternative Transportation, Low-Emitting & Fuel-Efficient Vehicles
Alternative Transportation, Parking Capacity
Site Development, Protect or Restore Habitat
Site Development, Maximize Open Space
Stormwater Design, Quantity Control
Stormwater Design, Quality Control
Heat Island Effect, Non-Roof
Heat Island Effect, Roof
Light Pollution Reduction

WATER EFFICIENCY
Prereq 1

2

Water Use Reduction, 20% Reduction
Water Efficient Landscaping, Reduce by 50%
Water Efficient Landscaping, No Potable Use or No Irrigation
Innovative Wastewater Technologies
Water Use Reduction
30% Reduction
3 35% Reduction
M 40% Reduction

ENERGY & ATMOSPHERE

Required
1

6
1
3
2

3

2

Prereq 2

1
1

2 to 4
2
3
4

1

Credit 3.2

1
1
1
1
1
1
1
1

Credit 4.1
Credit 4.2
Credit 4.3
Credit 4.4
Credit 5
Credit 6.1
Credit 6.2
Credit 7.1

1
1

35

2

Credit 2
Credit 3.1

Required

2

Credit 1

1

Required
Required

1

Required

Yes

Likely

Maybe

No

1 to 19

0

0

0

6

6
1
1
1
1
1
1

7

Yes

Likely

Maybe

No

8

4
1
1
1
1

0

0

0

2

Yes

Likely

Maybe

No

2

70

3

12

25

1
2
3
4
5

9
10
11
1 to 7

14

Storage & Collection of Recyclables
Building Reuse: Maintain Existing Walls, Floors & Roof, 55%, 75%, 95%
Building Reuse: Maintain 50% of Interior Non-Structural Elements
Construction Waste Management, Divert 50% from Disposal
Construction Waste Management, Divert 75% from Disposal
Materials Reuse, 5%
Materials Reuse,10%
Recycled Content, 10% (post-consumer + ½ pre-consumer)
Recycled Content, 20% (post-consumer + ½ pre-consumer)
Regional Materials, 10% Extracted, Processed & Manufactured Regionally
Regional Materials, 20% Extracted, Processed & Manufactured Regionally
Rapidly Renewable Materials
Certified Wood

Required
1 to 3
1
1
1
1
1
1
1
1
1
1
1

INDOOR ENVIROMENTAL QUALITY
Prereq 1

1

2

Credit 6
Credit 7

0

Green Power
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1
10
Y
Y

Credit 6

Credit 3

2

1

1

2

2

Credit 2

Credit 5.2

No

3

6

Credit 1

Credit 5.1

Maybe

2

Credit 3.2

Credit 4.2

Likely

10

Credit 3.1

Credit 4.1

Yes

Measurement & Verification

6

1
1
1
1

1

Credit 5

2

1
1

1

1

Credit 1.2

Credit 2.2

1

1

Credit 1.1

Credit 2.1

1

2

Prereq 3

1
1

5

Credit 4

Prereq 2

3
1

26

Fundamental Commissioning of the Building Energy Systems
Minimum Energy Performance
Fundamental Refrigerant Management
Optimize Energy Performance
12% New Buildings or 8% Existing Building Renovations
14% New Buildings or 10% Existing Building Renovations
16% New Buildings or 12% Existing Building Renovations
18% New Buildings or 14% Existing Building Renovations
20% New Buildings or 16% Existing Building Renovations
22% New Buildings or 18% Existing Building Renovations
24% New Buildings or 20% Existing Building Renovations
26% New Buildings or 22% Existing Building Renovations
28% New Buildings or 24% Existing Building Renovations
30% New Buildings or 26% Existing Building Renovations
32% New Buildings or 28% Existing Building Renovations
On-Site Renewable Energy
1% Renewable Energy
Enhanced Commissioning
Enhanced Refrigerant Management

Prereq 1

1

1

Credit 5.1
Credit 5.2

1

3

SUSTAINABLE SITES

MATERIALS & RESOURCES
Prereq 1

Credit 7.2
Credit 8.1
Credit 8.2

15

Minimum IAQ Performance
Environmental Tobacco Smoke (ETS) Control
Outdoor Air Delivery Monitoring
Increased Ventilation
Construction IAQ Management Plan, During Construction
Construction IAQ Management Plan, Before Occupancy
Low-Emitting Materials, Adhesives & Sealants
Low-Emitting Materials, Paints & Coatings
Low-Emitting Materials, Flooring Systems
Low-Emitting Materials, Composite Wood & Agrifiber Products
Indoor Chemical & Pollutant Source Control
Controllability of Systems, Lighting
Controllability of Systems, Thermal Comfort
Thermal Comfort, Design
Thermal Comfort, Verification
Daylight & Views, Daylight 75% of Spaces
Daylight & Views, Views for 90% of Spaces

Required
Required
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

INNOVATION IN DESIGN
Credit 1.1
Credit 1.2
Credit 1.3
Credit 1.4
Credit 1.5
Credit 2

6

Innovation in Design: Exemplary Performance SSc2
Innovation in Design: Exemplary Performance SSc4.1
Innovation in Design: Exemplary Performance SSc7.1
Innovation in Design: Pending Strategy
Innovation in Design: Pending Strategy
LEED® Accredited Professional

1
1
1
1
1
1

REGIONAL PRIORITY - 02215 (credit names have been underlined)
Credit 1.1
Credit 1.2
Credit 1.3
Credit 1.4

Regional Priority 02215:
Regional Priority 02215:
Regional Priority 02215:
Regional Priority 02215:

4

SSc3, SSc6.1, SSc7.1, SSc7.2, EAc2(1%), MRc1.1(75%)
SSc3, SSc6.1, SSc7.1, SSc7.2, EAc2(1%), MRc1.1(75%)
SSc3, SSc6.1, SSc7.1, SSc7.2, EAc2(1%), MRc1.1(75%)
SSc3, SSc6.1, SSc7.1, SSc7.2, EAc2(1%), MRc1.1(75%)

1
1
1
1

1

110
Certified: 40-49 points, Silver: 50-59 points, Gold: 60-79 points, Platinum: 80+ points
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Climate Change Preparedness and Resiliency Checklist for New Construction
In November 2013, in conformance with the Mayor's 2011 Climate Action Leadership Committee's
recommendations, the Boston Redevelopment Authority adopted policy for all development projects subject
to Boston Zoning Article 80 Small and Large Project Review, including all Institutional Master Plan
modifications and updates, are to complete the following checklist and provide any necessary responses
regarding project resiliency, preparedness, and to mitigate any identified adverse impacts that might arise
under future climate conditions.

Climate Change Resiliency and Preparedness Checklist
A.1 - Project Information
Project Name:

Trans National Towers

Project Address Primary:

115 Winthrop Square

Project Address Additional:

111 Federal Street

Project Contact (name / Title /
Company / email / phone):

Justin Krebs, President
Trans National Properties
2 Charlesgate West, Boston
JKrebs@transnationalgroup.com
(617) 638-3458

For more information about the City of Boston's climate policies and practices, and the 2011 update of the
climate action plan, A Climate of Progress, please see the City's climate action web pages at
http://www.cityofboston.gov/climate
A.2 - Team Description

In advance we thank you for your time and assistance in advancing best practices in Boston.

Climate Change Analysis and Information Sources:

1. Northeast Climate Impacts Assessment (www.climatechoices.org/ne/)
2. USGCRP 2009 (http://www.globalchange.gov/publications/reports/scientific-assessments/usimpacts/)
3. Army Corps of Engineers guidance on sea level rise
(http://planning.usace.army.mil/toolbox/library/ECs/EC11652212Nov2011.pdf)
4. Proceeding of the National Academy of Science, “Global sea level rise linked to global temperature”,
Vermeer and Rahmstorf, 2009
(http://www.pnas.org/content/early/2009/12/04/0907765106.full.pdf)
5. “Hotspot of accelerated sea-level rise on the Atlantic coast of North America”, Asbury H. Sallenger Jr*,
Kara S. Doran and Peter A. Howd, 2012 (http://www.bostonredevelopmentauthority.org/
planning/Hotspot of Accelerated Sea-level Rise 2012.pdf)
6. “Building Resilience in Boston”: Best Practices for Climate Change Adaptation and Resilience for
Existing Buildings, Linnean Solutions, The Built Environment Coalition, The Resilient Design Institute,
2103 (http://www.greenribboncommission.org/downloads/Building_Resilience_in_Boston_SML.pdf)

Checklist
Please respond to all of the checklist questions to the fullest extent possible. For projects that
respond “Yes” to any of the D.1 – Sea-Level Rise and Storms, Location Description and Classification
questions, please respond to all of the remaining Section D questions.
Checklist responses are due at the time of initial project filing or Notice of Project Change and final
filings just prior seeking Final BRA Approval. A PDF of your response to the Checklist should be
submitted to the Boston Redevelopment Authority via your project manager.
Please Note: When initiating a new project, please visit the BRA web site for the most current Climate
Change Preparedness & Resiliency Checklist.
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Owner / Developer:

Trans National Properties

Architect:

CBT/Childs Bertman Tseckares

Engineer (building systems):

Cosentini Associates

Sustainability / LEED:

The Green Engineer, Inc

Permitting:

Epsilon Associates

Construction Management:

tbd

Climate Change Expert:

tbd

A.3 - Project Permitting and Phase
At what phase is the project – most recent completed submission at the time of this response?
PNF / Expanded
PNF Submission

Draft / Final Project Impact Report
Submission

BRA Board
Approved

Notice of Project
Change

Planned
Development Area

BRA Final Design Approved

Under
Construction

Construction just
completed:

A.4 - Building Classification and Description
List the principal Building Uses:

Residential, office, hotel, retail

List the First Floor Uses:

Core & Shell Retail, office/residential/hotel common areas & MEP/EIC area

What is the principal Construction Type – select most appropriate type?
Wood Frame

Masonry

Steel Frame

Concrete

Describe the building?
Site Area:

61,000 SF

Building Area:

Building Height:

756’ 6” Ft.

Number of Stories:

First Floor Elevation (reference
Boston City Base):

24’ 6”Elev.

Are there below grade
spaces/levels, if yes how many:

Boston Climate Change Resiliency and Preparedness Checklist –Page 2 of 7
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Select most appropriate:

A.5 - Green Building

10 Years

25 Years

50 Years

75 Years

Analysis Conditions - What range of temperatures will be used for project planning – Low/High?

Which LEED Rating System(s) and version has or will your project use (by area for multiple rating systems)?
Select by Primary Use:

Select LEED Outcome:

8 Deg F/ 91 Deg F

New Construction

Core & Shell

Healthcare

Schools

Retail

Homes Midrise

Homes

Other

Certified

Silver

Gold

Platinum

What Extreme Heat Event characteristics will be used for project planning – Peak High, Duration, and Frequency?
95 Deg.

Yes / No

Gold/Platinum
Target

A.6 - Building Energy
Electric:

tbd (kW)

Heating:

tbd (MMBtu/hr)

What is the planned building
Energy Use Intensity:

tbd (kbut/SF or
kWh/SF)

Cooling:

tbd (Tons/hr)

tbd (kW)

Combustion
Engine

4 Inches

1 Events / 2yrs.

105 mph Peak
Wind

10 Hours

1 Events / 4 ysr.

What will be the overall energy performance, based on use, of the project and how will performance be determined?

Heating:

tbd (MMBtu/hr)

Cooling:

tbd (Tons/hr)

Fuel Source:

deisel

Combine Heat
and Power by gas

tbd (Units)

What is nature and source of your back-up / emergency generators?

System Type and Number of Units:

45 Inches / yr.

B.2 - Mitigation Strategies

What are the peak energy demands of your critical systems in the event of a service interruption?

tbd (kW)

1 Events / yr.

What Extreme Rain Event characteristics will be used for project planning – Seasonal Rain Fall, Peak Rain Fall, and
Frequency of Events per year?
What Extreme Wind Storm Event characteristics will be used for project planning – Peak Wind Speed, Duration of
Storm Event, and Frequency of Events per year?

What are the base and peak operating energy loads for the building?

Electrical Generation:

30 Days

Yes / No

Certified:

LEED-NCv09

Electric:

6 Events / yr.

What Drought characteristics will be used for project planning – Duration and Frequency?

Will the project be USGBC Registered and / or USGBC Certified?
Registered:

5
Days

Gas Turbine

Building energy use below code:
How is performance determined:

15% below new
Stretch Code
Computer Energy Simulation – ASHRAE 90.1-2010 baseline

What specific measures will the project employ to reduce building energy consumption?
Select all appropriate:

Describe any added measures:

High performance
building envelop

High performance
lighting & controls

Building day
lighting

EnergyStar equip.
/ appliances

High performance
HVAC equipment

Energy recovery
ventilation

No active cooling

No active heating

Combined Heat and Power

What are the insulation (R) values for building envelop elements?

B - Extreme Weather and Heat Events
Climate change will result in more extreme weather events including higher year round average temperatures, higher peak
temperatures, and more periods of extended peak temperatures. The section explores how a project responds to higher
temperatures and heat waves.

Roof:

R = 30

Walls / Curtain
Wall Assembly:

R = 15

Foundation:

R = 15

Basement / Slab:

R = 10

B.1 - Analysis

Windows:

R = 2.5 / U = 0.4

Doors:

R = 2.5 / U = 0.4

What specific measures will the project employ to reduce building energy demands on the utilities and infrastructure?

What is the full expected life of the project?
Select most appropriate:

10 Years

25 Years

50 Years

75 Years

What is the full expected operational life of key building systems (e.g. heating, cooling, ventilation)?
Select most appropriate:

10 Years

25 Years

50 Years

75 Years

What time span of future Climate Conditions was considered?
Boston Climate Change Resiliency and Preparedness Checklist –Page 3 of 7
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On-site clean
energy / CHP
system(s)

Building-wide
power dimming

Thermal energy
storage systems

Ground source
heat pump

On-site Solar PV

On-site Solar
Thermal

Wind power

None

Describe any added measures:
December 2013
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C.1 - Location Description and Classification:

Will the project employ Distributed Energy / Smart Grid Infrastructure and /or Systems?
Select all appropriate:

Connected to local
distributed
electrical

Building will be
Smart Grid ready

Connected to
distributed steam,
hot, chilled water

Distributed
thermal energy
ready

If Yes, is building “Islandable?

Days

If yes, for how long:

No

Describe any non-mechanical strategies that will support building functionality and use during an extended
interruption(s) of utility services and infrastructure:

Describe any added measures:

Solar oriented –
longer south walls

Prevailing winds
oriented

External shading
devices

Tuned glazing,

Building cool
zones

Operable windows

Natural ventilation

Building shading

Potable water for
drinking / food
preparation

Potable water for
sinks / sanitary
systems

Waste water
storage capacity

High Performance
Building Envelop

High reflective
paving materials

Shade trees &
shrubs

High reflective
roof materials

Vegetated roofs

Describe other strategies:

On-site retention
systems &
pervious
pedestrian paving

Infiltration
galleries & areas

vegetated water
capture systems

Yes / No

Velocity Zone:

Yes / No

Flood Zone:

Yes / No

Area Prone to Flooding:

Yes / No

Will the 2013 Preliminary FEMA Flood Insurance Rate Maps or future floodplain delineation updates due to Climate
Change result in a change of the classification of the site or building location?
2013 FEMA
Prelim. FIRMs:

Yes / No

Yes / No

Future floodplain delineation updates:

What is the project or building proximity to nearest Coastal, Velocity or Flood Zone or Area Prone to Flooding?
1400 Ft AE zone.

If you answered YES to any of the above Location Description and Classification questions, please complete the
following questions. Otherwise you have completed the questionnaire; thank you!

Vegetated roofs

C.2 - Analysis
How were impacts from higher sea levels and more frequent and extreme storm events analyzed:
Sea Level Rise:

What measures will the project employ to accommodate extreme storm events and high winds?

Describe other strategies:

Coastal Zone:

This section explores how a project responds to Sea-Level Rise and / or increase in storm frequency or severity.

Describe other strategies:

Select all appropriate:

1400 Ft.

C - Sea-Level Rise and Storms

What measures will the project employ to accommodate rain events and more rain fall?
Select all appropriate:

Boston City Base
24.5 Elev.( Ft.)

Is the site or building located in any of the following?

Added back-up power capacity and duration, CoGen and solar arrays provide onsite heat and power for residents in the event of grid interruption

What measures will the project employ to reduce urban heat-island effect?
Select all appropriate:

Site Elevation – Low/High Points:
Building Proximity to Water:

If Yes, describe strategies:

Select all appropriate:

Yes / No
Describe site conditions?

Will the building remain operable without utility power for an extended period?
Yes / No

Do you believe the building to susceptible to flooding now or during the full expected life of the building?

Hardened building
structure &
elements

Buried utilities &
hardened
infrastructure

Hazard removal &
protective
landscapes

Soft & permeable
surfaces (water
infiltration)

Ground Floor entry above potential storm surge, Critical utility infrastructure
protected, Glass to withstand high winds, Roof-mounted Emergency and standby
Generators, Designed for greater frequency of intense storm

Ft.

Frequency of storms:

per year

C.3 - Building Flood Proofing
Describe any strategies to limit storm and flood damage and to maintain functionality during an extended periods of
disruption.
What will be the Building Flood Proof Elevation and First Floor Elevation:
Flood Proof Elevation:

Boston City Base
Elev.( Ft.)

First Floor Elevation:

Boston City Base
Elev. ( Ft.)

Will the project employ temporary measures to prevent building flooding (e.g. barricades, flood gates):
Yes / No

C - Sea-Level Rise and Storms
Rising Sea-Levels and more frequent Extreme Storms increase the probability of coastal and river flooding and enlarging
the extent of the 100 Year Flood Plain. This section explores if a project is or might be subject to Sea-Level Rise and Storm
impacts.
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If Yes, to what elevation

Boston City Base
Elev. ( Ft.)

If Yes, describe:
What measures will be taken to ensure the integrity of critical building systems during a flood or severe storm event:

Boston Climate Change Resiliency and Preparedness Checklist –Page 6 of 7
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Systems located
above 1st Floor.

Water tight utility
conduits

Waste water back
flow prevention

Storm water back
flow prevention

Were the differing effects of fresh water and salt water flooding considered:
Yes / No
Will the project site / building(s) be accessible during periods of inundation or limited access to transportation:
Yes / No

If yes, to what height above 100
Year Floodplain:

Boston City Base
Elev. (Ft.)

Will the project employ hard and / or soft landscape elements as velocity barriers to reduce wind or wave impacts?
Yes / No
If Yes, describe:
Will the building remain occupiable without utility power during an extended period of inundation:
Yes / No

days

If Yes, for how long:

Describe any additional strategies to addressing sea level rise and or sever storm impacts:

C.4 - Building Resilience and Adaptability
Describe any strategies that would support rapid recovery after a weather event and accommodate future building changes
that respond to climate change:
Will the building be able to withstand severe storm impacts and endure temporary inundation?
Select appropriate:

Yes / No

Hardened /
Resilient Ground
Floor Construction

Temporary
shutters and or
barricades

Resilient site
design, materials
and construction

Can the site and building be reasonably modified to increase Building Flood Proof Elevation?
Select appropriate:

Yes / No

Surrounding site
elevation can be
raised

Building ground
floor can be
raised

Construction been
engineered

Describe additional strategies:
Has the building been planned and designed to accommodate future resiliency enhancements?
Select appropriate:

Yes / No

Solar PV

Solar Thermal

Clean Energy /
CHP System(s)

Potable water
storage

Wastewater
storage

Back up energy
systems & fuel

Describe any specific or
additional strategies:

Thank you for completing the Boston Climate Change Resilience and Preparedness Checklist!
For questions or comments about this checklist or Climate Change Resiliency and Preparedness best
practices, please contact: John.Dalzell.BRA@cityofboston.gov
Boston Climate Change Resiliency and Preparedness Checklist –Page 7 of 7
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E2. URBAN DESIGN
As evident by the drawings, diagrams and descriptions contained
in the Program Development and Design Description Section, the
Guidelines provided in the RFP have been met by TNP's proposed
Winthrop Square Towers project. A brief review of these guidelines
and the way in which the project addresses them follows.

5.

4.1 Architecture and Building Form
1.

2.

3.

4.

50

Iconic structure contributing to downtown Boston skyline:
Project will feature two towers with delicate angles in plan. The
two will be unequal in height, however they will be two of the
three tallest buildings in the Downtown area. Their tops will
be distinguished through a variety of material expression, and
parapets which mask all rooftop equipment
Provide new long term public realm vitality in the
Financial District
The replacement of the service alley behind 133 Federal by
an extension of Daniel Webster Park, and an extension of this
public realm to Federal St is only possible by the combination
of Trans National’s existing property with the garage site.
The three-way pedestrian connection through the EIC public
space will connect Winthrop Square, Devonshire, Federal, and
Summer Streets, and the existing pedestrian passages west
of the square and east of Federal Street in a continuous vital
active alternative network.
 xpressive of Boston’s reputation for innovation
E
The main public space in the building is dedicated to the
spirit of innovation and entrepreneurship. The EIC will be
built around the spirit of innovation encouraging the daring
and risk-taking business-oriented spirit that has made Boston
the inventor and hub of each new technology – from ether,
to the telephone, to radar, to robotics, nanotechnology,
immunotherapies, and modern pharmacology.
Bold, forward-looking, creative, inventive expression of
technological spirit of Boston
The program is a bold and inventive 24/7 living microcosm
of the creative entrepreneurial workforce looking for a home
and a workplace in Boston. The EIC will express this spirit in its
offerings and as an open center for forward-looking creators.
The building skin will be streamlined, and expressive in its
materiality of the soaring spirit of inventors – it will explore new
materials and fabrication techniques. Everything about the
buildings will lead the eye upward, an expression of rising to
meet the future.
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6.

7.

Architectural icon, a new building type combining public and
private spaces, innovative systems to promote sustainability,
public realm at many levels
The buildings, as the slenderest and tallest pair of towers in
the Financial District will achieve iconic stature through both
their landmark appearance and the program available at the
base: a unique mixture of public passage and activity space
that is a special node on the alternate pedestrian passage
system in the district. The building’s angled facades will reflect
the sky in different ways, providing a subtle color and accent
variation when viewed from different angles. The buildings
are a new type for Boston combining living space and office/
workspace both accessed from the EIC at the base. This is a
new building type offering short to long term leasing of work
space to meet the needs of entrepreneurial ventures as they
mature, and also providing a range of short to long lease and
condominium ownership residences in a club-like atmosphere
providing both work and social atmospheres which
change throughout the day and week. Through density of
development, the encouragement of walking and cycling, and
location in a transit-rich neighborhood the project is naturally
sustainable. The proponent will strive to include the highest
possible content of recycled materials sourced nearby. The
mixed use program in a single structure is a natural for cogen
development as the residences are year-round users of the
heat generated in the electricity used in the offices. The offices
are designed with optimal floor depth to window height to
maximize daylight capture. Selective glass coatings and locally
tuned shading will be employed to maximize visible light and
minimize heat gain. In addition the proponent will investigate
the use of district steam for heating and cooling. The building
will target LEED Platinum and achieve LEED Gold at the least.
High quality materials and detailing
The public spaces will feature stone paving and durable
well-detailed finish materials. The exterior will be designed
and built as a 100-yr investment of materials known to perform
well in the New England climate recognizing the likely changes
to increased frequency of higher wind gust velocity, longer
periods of higher temperatures, and greater power of driven
rain as a consequence of both. The building will be detailed to
reduce thermal bridges and to provide an effective continuous
barrier against air infiltration.
Screened inconspicuous mechanical equipment and
ventilation openings
All rooftop equipment will be completely screened by
parapets built high enough. At 700+ feet, the building will

require ventilation openings midway up the towers. These
will be integrated consciously and inconspicuously in the
façade design. Designs at conceptual and schematic level
will recognize this need and incorporate requirements in the
design language of the building – they will not be treated as an
unfortunate afterthought.

5.

Conformance to general massing in district
The massing will reinforce the street lines as most properties in
the district do

6.

Location within cluster; organizing element in
downtown skyline
As two of the tallest buildings in Financial District, these towers
will be pivotal landmarks, providing a “peak” for the general
massing of tall buildings in the neighborhood

4.2 Building Massing, Height, and Street Wall Approach
1.

2.

3.

4.

FAA height
Trans National recognizes the limits imposed by flight
approach and departure safety, and commissioned an
independent study based on FAA requirements. The two
towers have been designed to meet but not exceed the height
limits imposed by the FAA
Massing to enhance composition of surroundings and express
pivotal location
The pivotal local geometry of streets is expressed by the
building forms: The Devonshire tower follows the 30 degree
bend in Devonshire Street, while The Federalist tower aligns
with Federal Street, one of the few straight streets in the
Financial District. The towers therefore express the fanning
out of the street plan in this area; the streets are like spokes
radiating from the hub at State and Congress Streets,
and these angles will be visible on the skyline enhancing
understanding of the more rectangular building each aligned
with its own street.
Civic Character expressed, especially at ground level
The buildings will be inviting, open, public, transparent, and
dignified; by uniquely combining the 133 Federal property
with the garage site, nearly 300 feet of Federal Street will
gain a new street-accessible face, replacing the current plinth
above the sidewalk, the service alley, and the blank garage
face. Multiple entries will be provided to the residences,
retail spaces, and the EIC. A set back at the top of the office
provision will recognize the cornice line of many of the older
buildings in the district.
Street wall reinforcement
Façade on Federal Street extends the façade of 75-101
Federal. The façade on Devonshire aligns and extends the
façades of both 75-101 and 100 Summer Street, meeting at an
angle recognized in the tower above. The Devonshire façade
will not follow the irregular property line.

4.3 Building Uses
1.

Multi-level and multi-use civic spaces; encourage public
access; program to create destination
The EIC and Hub Accelerator will be open to all. Assembly
spaces including a 100 seat auditorium will be programmed
and curated to provide new life, activities, and energy to the
public realm. The EIC will be a destination for the inventive/
creative individuals and groups who will be the entrepreneurs
and innovators of the future. The center’s programs will unite
art, science and finance with educational, inspirational, and
social gatherings for the wider public.

2.

Public space at base middle and top; observation deck
There will be a public event space developed at the office
rooftop level. The 65,000 SF base of the building will be
entirely public uses, inviting passage through and providing
opportunities for stimulation, social gatherings, and
educational programs. A changing a sculpture program,
curated by a local art institution will enhance Daniel
Webster park.

3.

Active ground floor; minimize parking and service access
All parts of the ground floor will be active publicly accessible
spaces apart from a two lane parking entrance adjacent to the
loading dock at 75-101, and a service entrance adjacent to the
loading dock for 100 Summer Street.

4.

Mixed use project
The project is centered on the EIC combining work space,
seminar and conference rooms, food service, motivational
and mentoring programs, cafes, restaurant, celebration of
entrepreneurship, andspace for tech innovators. The EIC will
be the focus for office space deliberately designed for the
innovation sector: drop in casual work space for brainstorming
will be available, short term lease and flexible space allocation
will be available for start-up ventures, and 43,000 SF single
floorplates (unique in the financial district, and only possible
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by combining the garage and TNP's property at 133 Federal
Street) will be available for growing tech companies. This
workspace focus and the development of 600,000 to 700,000
SF of office space will assure activity throughout the day,
while the development of 700 to 800 dwelling units will assure
activity on the site evenings and weekends. It is this density
only achieved through the combined sites and development
of two residential towers that will assure the long-term success
of the ground floor work and social space as more than just
another passage from Federal Street to Winthrop Square.
5.

4.

5.

Service and parking internal and preferably below grade
All parking will be below grade with just a two lane entry/exit
ramp at Federal Street. Service docks for 36-ft trucks will be
internal to the building. Truck maneuvering will accommodated
internally, so that trucks will not back into docks from the
street; entry and exit will both be forward movements, assuring
the best pedestrian safety and uninterrupted traffic movement.

4.4 Site Design, Pedestrian and Vehicular
Circulation and Connectivity
1.

2.

3.

Function as working part of pedestrian and vehicular
circulation and pattern
Unique among proposals, because of the combination of 133
Federal Street with the garage site, TNP will transform Daniel
Webster Park into a true pedestrian link connecting the Leather
District to Federal Street and Post Office Square through the
EIC and Hub Accelerator. Again unique to this proposal, the
public passage from Winthrop Sq to Federal St will also have a
primary connection to Summer St and South Station.
Direct through-block pedestrian connection from Federal
Street to Devonshire Street
The EIC, a retail-lined, active, multi-story public atrium creates
this connection and allows views in both directions through
a sun-filled open space with a unique connection to Daniel
Webster Park.
Improve important connections between Greenway, PO
Square, and Winthrop Square
As shown on plans and diagrams, TNP’s proposal accomplishes
this goal and uniquely enhances and extends the experience of
Daniel Webster park as an important link from the south end of
the Greenway via Lincoln Street into the pedestrian network by
making the service function of Milton Place and Federal Court
secondary to pedestrian passage.
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6.

7.

Consider open, green, and/or public gathering space
The EIC provides a great and purposeful public gathering
space – it will be curated and managed to foster differing
activities and moods throughout the day, so that it will always
be an inviting place to gather. Daniel Webster Park will be
extended into the atrium space and enhanced as a public open
space and sculpture garden celebrating innovative art from
local schools.
Enhance the sense of space within Winthrop Square
The square is a historic place, an important place in Boston’s
history. The replacement of the blank garage face with a
destination restaurant featuring Boston’s best new chefs,
a primary residential entry to 350 new homes, and inviting
connection to the sky-lit atrium of the EIC will complete
Winthrop Square’s enclosure by giving it the “third façade”
to complement the Record American Building and the
buildings facing Matthews Street. Additionally, as part of this
development. TNPl will invest in park improvements such as
resetting paving, realigning the Devonshire Street curb line,
providing enhanced new lighting, and replacing planting and
trees where necessary.
Primary entrances located on Federal St and Devonshire St
leading to existing pedestrian passages
The ground floor has been arranged as noted to provide
convenient pedestrian passage as suggested. An additional
primary connection from Daniel Webster Park and Summer
St is uniquely possible in Trans National’s proposal due to the
combination of adjacent sites and the inclusion of Federal
Court/Milton Place into the development footprint. These
service alleys will be used for pedestrian passage rather than
building service.
Entrances to parking and loading should be located on
Federal Court/Milton Place loop
In Trans National’s view these private lanes are better suited
as pedestrian connections into a sky-lit atrium entrance to
the EIC. As noted above, parking is inconspicuously entered
from Federal St (parking will be provided for building tenants
only; there will be no public commercial parking, therefore no
signage marking this entry). Service is through a single door on
Devonshire Street with all truck maneuvering accommodated
inside the building so that trucks both enter and exit forward
assuring pedestrian safety and smooth traffic flow.

4.5 Streetscape and Landscaping Elements

4.6 Vehicular Access and Parking

1.

Enhanced streetscape network: sidewalks, lighting, street
furniture, bike accommodations
As noted above, Trans National will provide all such
enhancements to Winthrop Sq. Federal Street is a unique
straight two block long street in the heart of the Financial
District, and is the address of many of the district's office tower
developments. TNP will lead the way to a new image for all of
Federal St through collaboration with all owners on the street
to create an enhanced street plan, then install the first quarter
of this plan from High St to Franklin Street, and assure that the
rest of the plan is realized by other owners.

1.

2.

Delineate and enhance pedestrian and bicycle areas with
landscape and paving materials
Trans national will create a bike center accessed from Daniel
Webster park. This will provide storage for office employees
and for residents, and bike parking for visitors to the EIC. This
center will also feature a small repair shop for bike owners.
Trans National will cooperate with BTD in creating bike lanes
along Federal and Devonshire Streets. The pedestrian realm
along the these streets will be treated with planting paving
materials and lighting to meet downtown standards. Special
investment will be made to improve and extend the Daniel
Webster pedestrian environment into the EIC and out to
Federal Street.

Innovative parking; facilities for shared, automated, self
parking cars; plan for future non-parking use
Trans National has explored the benefit of automated parking
systems (reduced energy demand for lighting and ventilation,
higher density occupancy, etc) and has not ruled out the use
of such facilities. The proposal, however assumes a standard
internally ramped underground parking garage which will
provide parking for shared vehicles like Zip-car, and rental
operations. Spaces near the elevators will be provided for the
mobility impaired population, and preferential treatment will
be provided for low emitting vehicles; electric vehicle charging
stations powered by rooftop PV will be provided. If parking
demand decreases in the future, the garage space can be
converted to other uses, such as theater venues, storage, cloud
computer memory installation, or other windowless uses.

2.

 ero parking
Z
While it would be legally possible within current regulatory
framework to build a development on this site with no on-site
parking, it would be financially infeasible. There are office
tenants and condo buyers who simply will not locate in a
building with no on-site parking, and it is infeasible to limit
leasing and sales opportunities in this way. Trans national
will work diligently to understand the minimum financially
responsible number of parking spaces for the demand
generated by this development and build no more than
this minimum.

3.

 ff-street parking for building users only; BTD maximums;
O
APCC permitting
TNP will provide parking only for tenants, residents, their
visitors, and other users of the building, and will not provide
hourly commercial parking for off-site drivers. Trans national
will accept reasonable BTD maximums, and understands the
APCC administration of parking. The “parking bank” will have
no effect as parking will be only for tenants and residents.

4.

Zipcar provision required
Space will be made available for shared and other cars as
noted in item 1. above.

5.

Transportation Demand Strategies
TNP will establish a shared ride coordinator to encourage
carpooling among office employees, and will provide a oneyear T pass to every resident of the condos on completion of
purchase. Other strategies will include subsidized passes for all

3.

4.

Regionally appropriate low water demand
planting throughout
As noted planting in Winthrop Square will be enhanced
and matched with large caliper street trees along the wide
Devonshire sidewalk adjacent to the development. Because
of the established sidewalk widths on Federal Street, the
planting of trees may be limited; however the master plan
for enhancement of the two blocks of Federal St, will include
creative establishment of green and growing plant materials as
part of the streetscape.
promote bicycle use; provide a Hubway station on site
There will be a bicycle facility for tenants, residents,
employees, and visitors included off Daniel Webster Park.
A Hubway station will be provided on the wide Devonshire
St sidewalk opposite Winthrop Square. Trans National
encourages bike use among its own employees and will work
with office tenants and the condo association to encourage
both recreational and commuter use of bicycles by employees
and residents.
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operating employees of the EIC, the office building, the hotel,
and the condo association, and awards for the most miles
clocked by bike riders each month. A special program will be
initiated in the EIC for entrepreneurs working in the ride-share
sector. All these programs will have the intent to reduce over
the long term, single occupant automobile operation.
6.

Internally located loading facilities
Service dock is located completely internal to the building, and
designed so that trucks enter forward off the street, and exit
the building forward off the street. No backing in or out will be
required; no maneuvering in the right-of-way will be required
other than a forward right turn in and a forward right turn out.

encouraged to use such methods in their premises.
c.

d.

4.7 Sustainable Development and Green Building
1. Comprehensive approach to sustainability
2.

3.

Aspire to exceed Art 37; meet LEED Gold minimum,
expectation of LEED Platinum equivalence
Specific Green Building strategies
a.

b.
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Healthy Indoor Environments
The project will be built with materials complying with the
LEED requirements for low-emitting coatings, adhesives,
and composites to prevent unhealthful off-gassing. Dust
will be controlled through walk-off mats at entrances,
and all areas will be regularly maintained. Filters will be
checked and replaced before the end of their useful life. In
addition TNP is actively investigating interior green walls
in the office elevator lobbies and the EIC. Such walls have
proven health benefits both psychologically (presence
of nearby living plant materials) as well as physiologically
(ability of root systems to filter micro particulates from air
and for photosynthesis to increase indoor oxygen).
Active and Healthy Living Strategies
TNP actively promotes healthy lifestyles among its
staff. The building will be provided with well-equipped
and inviting fitness centers for use by EIC users. A bike
center is provided to encourage alternate non-sedentary
commuting and recreation. The EIC will be furnished with
standing and walking desks to promote back health and
encourage movement while working at a computer. The
entire complex will be a non-smoking environment. The
residential towers will have demonstration kitchens where
visiting chef’s will teach healthy meal prep. Green cleaning
methods will be used in all n areas, and tenants will be
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e.

f.

High Efficiency Building Envelopes
The glass used in all windows will be coated to maximize
visible light transmission while limiting infra-red and ultraviolet transmission. Opaque areas will be highly insulated.
Continuous air-vapor barrier will be detailed to control
air and moisture migration through the wall. Particular
attention will be paid to avoid thermal bridges through the
insulation, and all window frames will be advanced thermal
break design.
High Performance Equipment
Motors will be premium efficiency; lighting will be LED
throughout to minimize energy demand; stair light will be
operated at absolute minimum allowed brightness/power
levels with occupancy sensors to brighten for passage.
All pumps, fans, cooling towers will have VFD controls
to conserve energy. TNP intends to make this building
a positive case study in ways to increase equipment
performance and reduce operating energy demand.
On-site Renewable and Clean Energy
The mixed use program makes co-generation highly
feasible – the heat generated through clean production
of electricity for office use by on-site generation using
natural gas will be 100% utilized for production of
domestic hot water for the residential users. Solar PV on
the roof will generate power on site to charge electric cars
and light the roof garden.
Resilient Building Strategies
The street levels in the area are high enough to avoid
coastal inundation for the rest of this century. However,
in the event of infrastructure failure, the building will be
equipped with emergency and standby power generators
sufficient to operate life safety systems, basic exhaust
ventilation, to keep basic office systems functioning, to
run one elevator in each bank, and to provide power to
residents’ refrigerators and to charge cell phones. The
towers will be wind-tunnel tested to highest potential
predicted wind velocities, and the buildings’ mechanical
systems will be designed for hot spells of greater length
and greater frequency. The garage entrances will be
designed to prevent inundation from street flooding.
Rainfall will be collected from the high roofs and used for
supplemental irrigation on the lower roof garden reducing
demand on the city’s storm drain system.

g.

h.

i.

Distributed Energy Systems
Trans Nation will investigate use of district steam. As
noted elsewhere, a co-gen facility will be provided to
power the offices and heat domestic hot water for the
residences. Ice storage will be investigated to reduce peak
electrical demand and provide some “ride through” in the
event of brown outs or black outs.
Urban Heat Island Reduction Strategies
Roofs will be designed not to absorb heat in the day
and re-emit it at night. The improvement of exterior
wall insulation and heat recovery ventilation will result in
substantially lower cooling energy demand, which coupled
with highest efficiency cooling plant will result in lower
heat rejection from the buildings, also reducing heat
island effects.
Stormwater management and Green Streets
TNP is committed to reducing both storm water flow from
the site and potable water demand through treatment
and re-use of rain water on site. In addition a careful study
will be made of Winthrop Square in order to add Green
Streets features such as bioswales, pervious paving, and
PV powered lighting to make this a demonstration Green
Street Park.

4.8 Other Environmental Impacts
1.

Wind and shadow
Extensive shadow studies were undertaken during previous
development efforts for a much taller building. These showed
that no shadow would fall on the Boston Common during the
regulated times, nor would net new shadow be deleterious to
Post Office Square. Pedestrian level winds will be studied using
a wind tunnel and appropriate sensors. Any adverse impacts
will be mitigated.

2.

Federal Aviation Administration
TNP commissioned a study of the control surfaces relevant to
this site and the buildings have been designed to stay under
this surface. We are also aware of other concerns and will
cooperate fully with Logan Airport personnel, Massport, and
the FAA to achieve a finding of no hazard to air navigation.

3.

Article 80 Large Project Review and MEPA process
TNP has prepared many of the studies necessary for these
filings, so can achieve new filing efficiently in very short
time frame. The design team is highly experienced in
these reviews and looks forward to presenting designs and
environmental analysis to all interested city and state agencies
having jurisdiction.

j.

Sustainable Landscaping
Plant materials will be chosen from native species and low
water demand / drought tolerant stock. Paving materials
will be locally sourced and where possible of reclaimed
recycled and/or re-used material.

Support of Urban Planning Initiatives
This proposal advances numerous city-wide initiatives. The
project’s large footprint and therefore greater development
potential also positions this proposal to provide greater community
amenities than any other possible proposal for the site.

k.

Transportation Demand Management Strategies
TNP will establish a shared ride coordinator to encourage
carpooling among office employees, and will provide
a one-year T pass to every resident of the condos on
completion of purchase. Other strategies will include
subsidized passes for all operating employees of the EIC,
the office building, the hotel, and the condo association,
and awards for the most miles clocked by bike riders each
month. A special program will be initiated in the EIC for
entrepreneurs working in the ride-share sector. ASll these
programs will have the intent to reduce over the long
term, single occupant automobile operation.

Imagine Boston 2030
The proposed plan advances Imagine Boston 2030’s growth goals
in a number of key ways. It addresses the goal to provide quality of
life in accessible neighborhoods by working to make the Financial
District a more complete neighborhood. It provides housing and
employment opportunities in an area with quality transit. It will also
build on the area’s healthy food resources with new, sustainable food
vendors and vibrant new community spaces, both indoors and out.
It will also drive inclusive economic growth by introducing quality
jobs and strengthening our knowledge-based economy with an
innovative startup incubator and accelerator. It also promotes the
growth of mixed-use neighborhoods by creating jobs close to
where residents live – in this case, even in the same building! This
unique model will reinforce the education, culture and vitality that
attracts and retains talented individuals and companies in our City.
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The project will contribute to the City’s goal to promote a
healthy environment and adapt to climate change through smart,
sustainable design. It will celebrate Boston’s global leadership in
reducing greenhouse gas emissions by developing a LEED Gold
certified building. It will also add new green infrastructure, such as
a green roof that may even support urban agricultural initiatives.
Finally, this project will advance the City’s goal to invest in
infrastructure, open space and culture. It will build on and
connect the surrounding open spaces, such Daniel Webster Park,
Winthrop Square and Post Office Square, enhancing their ability to
accommodate a wide range of activities and residents of all ages.
These connections would not be possible without our team’s
additional site, allowing this project to offer greater public realm
improvements and more continuous open spaces than any other
possible proposal.
Housing a Changing City: Boston 2030
In accordance with Mayor Walsh’s Housing a Changing City: Boston
2030 report, this project will prioritize the creation of 700-800
additional housing units to accommodate the city’s rapidly growing
population. This will be a significant step towards meeting the
City’s stated aim to create 53,000 new units of housing by 2030.
The creation of this many units in a sustainable and attractive
manner would not be possible without our team’s large site
footprint. Our team is therefore uniquely positioned to provide the
highest quality housing for the most people possible.
Greenovate Boston
The project will also enhance and advance many of the priorities
set forth in Greenovate Boston. For example, it will promote
healthy and equitable communities by encouraging sustainable
development and leading by example. Inherent in this is the
project’s work to reduce greenhouse gas emissions by meeting the
sustainable building standards set forth by the LEED certification
program. The project’s EIC also presents key opportunities to
provide access to and training for green and sustainable jobs.
Lastly, this holistic, mixed-use development forms an ideal stage
to support grass-roots, community-driven climate action efforts by
providing community gathering spaces for the exchange of new
ideas and working sessions.

improving our overall quality of life and well-being in Boston.
This would not be possible without the additional site our proect
team provides.
Go Boston 2030
Although still in development, this plan sets forth a number of
key goals for our city’s transportation system that this project will
directly address. For example, this project will provide many travel
choices close to homes by building new homes in the midst of
many existing transportation systems. Residents of this centrallylocated development will have easy access to the T, buses and
the commuter rail. It will also make public realm improvements
that ensure the safety and comfort of cyclists and pedestrians. It
will provide a clean and comfortable public realm for all. Lastly, it
will advance the city’s goal to lead the nation in supporting new
mobility technology and innovations in shared transportation by
incorporating flexible infrastructure to support alternative modes
of transportation such as cycling or ridesharing.
Boston Creates
The project also celebrates and supports the goals set forth by
the City’s evolving cultural plan, Boston Creates. It will integrate
the arts and culture into all aspects of life by including a sculpture
park that enhances art in the public realm. It will also create fertile
ground for a vibrant and sustainable arts and culture ecosystem
by engaging groups such as Artists for Humanity and the Boston
Arts Academy in the curation of a public art gallery. Finally, it will
include a multi-purpose theater that could be used for a wide
variety of cultural and artistic performances and events. Our team’s
strong connections to the Boston arts community and established
relationships with its thought leaders and innovators allow us to
offer unparalleled cultural benefits.

Open Space and Recreation Plan
This project also stewards the City’s exceptional open space
system by creating a more porous and continuous public realm
downtown. The public realm improvements included in this project
will enhance both the natural and built environment in the city,
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E3. TRANSPORTATION AND PARKING CONSIDERATIONS
Site Access
Pedestrian access to the Trans National combined site is
afforded by Winthrop Square (Devonshire Street), Federal
Street, and Summer Street through Daniel Webster Park. Public
realm improvements to Federal Court and Milton Street will
enhance pedestrian approaches from both Summer Street and
Federal Street.
Vehicular Access
Entrance to and exit from the approximately 500-space below
grade parking garage will be adequately served via a single
driveway along Federal Street adjacent to 75/101 Federal Street.
Building servicing will be in a below grade loading facility with
access from Devonshire Street adjacent to 100 Summer Street. The
loading bay will accommodate single unit box trucks of up to 36
feet in length (SU-36), and trash trucks per Boston Transportation
Department (BTD) guidelines. The loading dock will provide for
adequate internal vehicle maneuvering and will not require any
back-in/back-out maneuvers to Devonshire Street.
Parking Supply
Vehicular parking supply is determined by a combination of Boston
Transportation Department (BTD) guidelines, market trends,
and available physical space. Current trends in parking demand
in downtown Boston (and nationally) are decreasing across all
land uses.
A true mixed-use development has the ability to “share” parking
among users. A strong shared use parking management program
is most successful between residential/hotel uses and office
uses. Residential/hotel parking demand will peak at night and on
weekends and office parking demand will peak during the middle
of a typical weekday. HSH surveys in Boston’s Downtown core
indicate between 30 and 40 percent of residential parking will
vacate during the typical weekday, mostly for reverse commuting.
Office parking demand drops to about 10 percent of its peak
weekday demand during nights and weekends.
Residential Parking
HSH has extensive knowledge and understanding of parking
trends and our surveys of various Downtown Boston residential
projects indicate that the appropriate ratio for condominium units
in the downtown Boston core is approximately 0.70 space per
unit. Parking demand is expected to be about 490 spaces with
the proposed 700 condominium units. This parking ratio is also
within appropriate marketing trends for condominium uses and
are below the BTD maximum guidelines for residential uses in this
neighborhood of Boston of 1.0 per unit. BTD requires parking for
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residential uses.
Office Parking
The overall parking ratio for office space in the Downtown Boston
core (total office space divided by total parking) is in the 0.25 per
1,000 square foot range, lower than the BTD maximum guidelines
of 0.40 per 1,000 SF. While BTD does not require any parking for
office use, successful marketing will require some office parking. At
0.25 spaces per 1,000 SF, the approximate 500,000 to 700,000 SF
would need around 125 to 175 parking spaces. Since between 30
to 40 percent of residents use their vehicles for reverse commuting
on a typical weekday, approximately 150 to 200 residential parking
spaces may be available to be “shared” with office parking during
the typical workday.
Hotel Parking
Parking for hotel guests in Downtown Boston varies by hotel type
(i.e., full service, limited service) but is generally about 0.25 spaces
per hotel key, below the BTD maximum guidelines of 0.40 per key.
At full occupancy, the 140-room hotel is expected to generate
demand for about 35 parking spaces. Since hotel parking typically
peaks during the evening and weekends, parking vacated by office
tenants can be shared with hotel guests. Hotel parking may not be
served on-site; rather valets will be available to park cars of short
term guests. Long stay guests may park in one of many commercial
public parking garages in the immediate area which mostly serve
the district’s office workers and therefore have vacancies at night
and on weekends.
Accessory Retail Parking
Parking for retail uses in Boston’s downtown core typically relies on
area commercial public parking garages. BTD maximum guidelines
for non-residential land use in this neighborhood are 0.40 spaces
per 1,000 SF. The project will provide only accessory parking for
its tenants and residents and will not provide commercial on-site
parking for retail uses.
Travel Demand Management Strategies
As demonstrated in all development projects undertaken by the
proponent, TNP is committed to implementing Transportation
Demand Management (TDM) measures to minimize automobile
usage and project-related traffic impacts. TNP will work with
the City to develop a TDM program appropriate to the project.
The project will take full advantage of the site’s excellent transit
access to encourage the use of non-vehicular modes of travel
and will reinforce this relationship with marketing materials to
future residents. The overall TDM program will include an on-site
transportation coordinator, secure bicycle parking areas, and

distribution of transit maps and schedules to residents, guests,
and employees. Additional TDM strategies can include promotion
and support of transit subsidies, car-sharing, and bicycle-sharing
programs, including introductory MBTA passes and memberships
for new residents. A full array of TDM measures will be described
and evaluated in the transportation study included as part of
the City’s Article 80 Large Project Review and later codified in
Transportation Access Plan Agreement (“TAPA”) between the TNP
and the Boston Transportation Department.
The TDM measures for the Project may include, but are not limited
to, the following:
Alternative Travel Mode Benefits/Tactics
Alternative transportation modes will be encouraged and are
primarily focused on public transportation, bicycling, and walking.
Actively marketing the Project as transit-oriented and bicycle/
walk friendly is a key effort in attracting residents and office/retail
tenants who will be attracted to non-auto centric travel alternatives.
The project will provide orientation packets to new tenants and
residents containing information on available transportation
choices, including public transportation routes/schedules,
nearby car-sharing and bicycle-sharing locations, and walking
opportunities as well as provide an annual (or more frequent)
newsletter or bulletin encouraging no-auto travel options. The
project will designate a transportation coordinator to oversee these
alternative transportation options.

Bicycle/Pedestrian
The project will promote and provide incentives to encourage
bicycle and pedestrian trips including providing bike and
pedestrian access information on the Project website, providing
covered, secure bicycle storage for building residents and on-site
employees, provide on-site external bike racks for visitors; and
sponsorship of a Hubway bike sharing station on-site.
Ride-Sharing
Through membership in the local TMA, the project will encourage
and facilitate carpool and van pool participation by office tenants
and registration by office employees in the RideSource ridematching program.
Car-Sharing
The project will provide spaces in the garage for a car sharing
service (eg, Zipcar and/or Enterprise CarShare).
Electric Vehicle Infrastructure
In an effort to encourage motorists traveling to the site to do
so in a low emission or electric vehicle, the Project will provide
electric vehicle charging stations to accommodate 5 percent of
the total parking and sufficient infrastructure capacity for future
accommodation of at least 15% of the total parking spaces; and
designate up to 5 percent of the parking spaces as preferred
parking for low emission vehicles.

The project will become a member in the local Transportation
Management Association (TMA) in order to assist and facilitate
TDM initiatives.
Public Transportation
The project will promote and provide incentives to increase public
transit use to and from the site including posting information about
public transportation, providing transit access information on the
project website including information on bus and subway routes
and schedules, providing one free annual MBTA subway pass
per residential unit during the first year of operation, encourage
employers on-site to subsidize full-time employees’ purchase of
monthly transit passes, promote to commercial tenants that, as
employers, they can save on payroll-related taxes and provide
employee benefits when they offer transportation benefits such
as subsidized public transportation; and encourage employers to
arrange to provide Guaranteed Ride Home during hours in which
public transit service is no longer available to employee’s home.
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E4. ENVIRONMENTAL REMEDIATION
Environmental Due Diligence & Remediation Plan: In November
2007, LFR, Inc., which was acquired by Arcadis in January 2008,
published for Trans National Properties, an Asbestos and Regulated
Materials Survey Report for the Winthrop Square Garage and
133 Federal Street for their proposed development project. The
objective of the survey was to locate, as far as practicable, visible
and accessible suspect asbestos-containing materials (SACM) and
regulated materials at the Site prior to demolition for the purpose
of potential asbestos and regulated materials removing activities
and to provide a cost estimate for the actual removal of all of
these materials. In their report, Arcadis detailed the results of their
testing as it pertained to SACM, regulated materials such as PCB
containing light ballasts, lead based paint and other regulated
contaminants. Based on the testing results, a preliminary cost
estimate and remediation strategy was provided to remove the
confirmed asbestos-containing and regulated materials.
Geotech/Subsurface Investigations & Parking and Foundation
Plans: Haley & Aldrich did extensive subsurface soil sampling,
including soil characterizations of subsurface materials and
groundwater, soil compaction testing and working with Bovis and
architect CBT developed a detailed foundation and parking plan.
The following is a summary of investigations, knowledge gathered,
and significant previous work completed by Trans National
Properties and Haley & Aldrich in 2007 at and around 115 Winthrop
Square during preliminary design for what was previously referred
to as the Trans National Place/111 Federal Street development
project. A high rise office tower with a six (6) level below grade
parking garage was planned. A multidisciplinary team was engaged
to design the project and solve technical and construction
challenges associated with development, design, and construction
at the site considering constraints and challenges presented by the
existing conditions.
Extensive studies and analyses were undertaken to prepare a
comprehensive design and advance the project through Schematic
Design and preparation of a Demolition Package intended for
demolition of the existing vacant City of Boston parking garage.
The following describes the body of knowledge compiled by
Trans National Properties related to existing site conditions.
The availability of this body of knowledge provides a definitive
approach and opportunity to accelerate portions of the design
and development process eliminating months of time that would
otherwise be required to gather and analyze the information.
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Phase I Environmental Site Assessment: A comprehensive
environmental review of historic site information, environmental
data bases, records and condition relating to the potential for
encountering Oil and Hazardous Materials (O&HM) in the
subsurface was undertaken to inform project planning and cost
estimating. Subsequent work included soil sampling and chemical
testing at specific locations to better understand environmental soil
quality. Though the report was completed in 2007, the content is
considered relevant since conditions at the site have not changed
in the interim period. Updates of specific items will be required to
verify consistency but the data is readily available for use by this
team and saves 4 to 8 weeks of time in the schedule related to
this item.
Subsurface Geotechnical Investigation Program: A subsurface
investigation program consisting of test borings to bedrock,
rock coring and laboratory testing was completed. The program
required significant coordination, obtaining permits, execution and
evaluation of results and was completed over a three to four month
period. Due to the dilapidated condition of the garage access was
limited. However, six test borings were drilled to depths of 215 ft
below the surrounding sidewalks and other accessible locations on
and around the site ,to develop the foundations support system for
the tower and below construction approach for the below grade
garage. This information and knowledge equates to a minimum 6
month advance on the design for a new development and is readily
transferable to a new building program. Environmental Soil Testing:
Environmental soil testing of samples of fill soils was undertaken to
define environmental soil quality.
Foundation and Below Grade Parking Design Solution: As
discussed above, significant work was undertaken to solve
site development challenges and advance the underground
engineering for the previous project.
Overviews by these consultants of the work completed to date
are provided in Appendix XII, and the full reports can be provided
in a confidential format upon request, but cannot be subject to
public disclosure due to the time and expense that Trans National
Properties invested to complete these evaluations.
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E5. PERMITTING AND REGULATORY CONSIDERATIONS
The 133 Federal Street Site, when combined with the Winthrop
Square garage site creates a larger and more expansive 1.7 acre
site. Upon demolition of the 133 Federal Street Building, the largest
development site in Downtown Boston is created.

Regulatory Approval

Agency

Zoning
Mitigation for Development Projects Subject
to Large Project Review (Mayor’s Executive
Order Relative to the Provision of Mitigation by
Development Projects in Boston
File Letter of Intent
Certification of Mitigation Compliance

BRA

Outline of Required Regulatory Approvals
The Project Site is located in a B-10 zoning district in Boston Proper
under the provisions of the Boston Zoning Code (the “Code”). In
addition, the Property is located in the Downtown Interim Planning
Overlay District as well as the Restricted Parking District. The
proposed Project exceeds the maximum height and floor area ratio
applicable to the Property. In addition, parking is a conditional
use in a Restricted Parking District. Accordingly, relief from the
provisions of the Code will be required for the Project.

Large Project Review (Boston Zoning Code
(“BZC”) Article 80B)
Expanded Project Notification Form ("PNF”)
Certificate of Compliance

BRA

PDA Plan Approval (BZC Article 80C)
File Application for PDA Approval
BRA Board Approval of Development Plan
BZC Approval of PDA
Mayoral Approval
Cooperation Agreement
Development Impact Project Agreement
Certification of Consistency

BRA and Boston Zoning
Commission (“BZC”)

Disclosure of Beneficial Interests in Large Projects
(BZC §80B-8)

BRA

Affordable Housing Agreement (Order Relative to
Inclusionary Development)

BRA

Approval of Transportation Access Plan Agreement
(“TAPA”) (BZC §80A-5)

Boston Transportation
Department (“BTD”), BRA

Boston Civic Design Commission (“BCDC”)
Approval (BZC Article 28)

BCDC

Demolition Delay (BZC Article 85)

Boston Landmarks
Commission;
Inspectional Services
Department (“ISD”)

An outline of Regulatory approvals and related matters follows.
As this is a preliminary stage in development of the Project, there
are items on the list which might not be required, and other items
that may have to be added: however, we do not anticipate any
additional major permits or approvals.
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Agency

Parking Permits

TNP is so committed to make this project a reality that its
permitting consultant Epsilon has completed a draft Project
Notification Form, that with input from the BRA upon award of the
Tentative Developer designation, could be updated and submitted
within 60 days or less. Provided below is an Outline of the Required
Regulatory Approvals for this Project.

The Project Site is located in an area in which a Planned
Development Area (“PDA”) is permitted. The Proponent intends
to seek the zoning relief required for the Project through the
establishment of a PDA. Under the provisions of the Code, all of
the zoning relief required for the Project may be obtained through
the approval of a PDA for the Project Site. The Proponent would
expect to obtain approval of a Development Plan for the PDA by
the BRA Board at the same time as receiving final approval of the
Project under Article 80 Large Project Review by the BRA Board.

Regulatory Approval

Notification regarding Elimination of Public Parking
Spaces, Parking Freeze Permit and Exemption
from Parking Freeze for Tenant Spaces (40 C.F.R.
§52.1135, 1128 and M.G.L. c.11, §31C)

Boston Air Pollution
Control Commission

Permit to Erect and Maintain Parking Garage (CBC
St. 14 §159)

Boston Committee on
Licenses, a division of the
Public Safety Commission

License for Storage of Flammable and/or Explosive
Materials (M.G.L. c.148 §§13, 14)

Boston Committee on
Licenses, a division of the
Public Safety Commission

Certificate of Registration (M.G.L. c.148 §§13, 14)

BFD

Parks
Approval of Demolition and Construction with 100
feet of park (CBC Ordinance 7-4.11)

Parks and Recreation
Commission (“PRC”)

Historical
Historical Commission Sign-Off (M.G.L. c.9 §§26
and 27; 1982 Mass. Acts 152; 950 CMR 71.00)

Massachusetts Historical
Commission (“MHC”)

Jobs
Boston Residents Construction Employment Plan
(Ordinances of 1983 Chapter 30, Executive Order
Extending The Boston Residents Job Policy)

BRA
Boston Employment
Commission

Boston Residents Permanent Employment
Opportunity Plan and First Source Agreement

Mayor’s Office of Jobs
and Community Services
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Regulatory Approval

Agency

Environmental

Regulatory Approval

Agency

Pre-Construction

Massachusetts Environmental Policy Act (MEPA)
(M.G.L c.30, §61 et seq; 301 CMR 11.00)
File Environmental Notification Form
Secretary of Environmental Affairs Decision on
EIR and Scope
File Environmental Impact Report
Secretary of Environmental Affairs Determination
on EIR

Executive Office of
Environmental Affairs

National Pollution Discharge Elimination System
(“NPDES”) Permit (§ 405 of Fed. Water Quality Act
of 1987; §402(P) of the Fed. Clean Water Act; 40
CFR, Part 122 - Storm Water Discharge)

Environmental Protection
Agency (“EPA”)

Massachusetts Contingency Plan (“MCP”) (M.G.L.
c.21E; 310 CMR 40.00)

DEP

Fossil Fuel Utilization Permit (M.G.L. c.111 §142A-E;
310 CMR 7.02; 42 USC 7401)

DEP

Regulatory Approval

Agency

Construction

Building Code Variances (if necessary) (State
Building Code (“SBC”))

BOA (or State Board)

Installation of Groundwater Observation Wells
(CBC Ord. 8, §500)

Public Improvement
Commission (“PIC”)

Blasting/Explosives Permit (527 CMR, 13.00 et. seq.)

Boston Fire
Department (“BFD”)

Local Curb Cut Permit (CBC Ord. 8, §500)

BTD/PIC

Specific Repair and Street Repair Plan and
Maintenance and Indemnification Agreement
(CBC Ord. 8, §500)

PIC

Street and Sidewalk Occupation Permit

PIC
PIC

Asbestos Removal Permit

BFD

Disposal Permit for Waste (M.G.L. c.40, §54)

DEP

Discharge of Water from Construction Dewatering
(1977 Mass. Acts 436)

MWRA
BWSC

Demolition Permit (SBC)

ISD

Permit for Sign, Awning, Hood, Canopy, or
Marquee (M.G.L. c.85 §8 and CBC Ord. 1982,
c.5 §2)

Foundation Permit (SBC)

ISD

Tieback Retention System Permit

PIC

Building Permit (SBC)

ISD

Occupancy Permit

ISD

Construction Management Plan and Traffic
Maintenance Plan Agreement

BRA
BTD
Notices

Sewer and Water

Building Department Approval of Fire Safety
Equipment (SBC; 780 CMR 1200)

BFD

Boston Water and Sewer
Commission (“BWSC”);
Boston Board of Health

Permit for Maintenance of Fire Protection
Equipment (Boston Fire Prevention Code, §7.02(b))

BFD

Sewer Connection and Extension Permit (M.G.L.
c.21 §43; 314 C.M.R. 2.00, 7.00 and 8.00)

DEP
DWPC

Permit for Safe Access to Site by Fire Department
(Boston Fire Prevention Code, §7.02(a))

Sewer Use Discharge Permit or letter waiving same
(1984 Mass. Acts 372; M.G.L. c.92 §§1-8A; 360
CMR 10.00)

MWRA

Waiver of Sanitary Sewage Holding
Tank Requirements

BWSC

Local Sewer Tie-in Approval (1977 Mass. Acts 436)
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Height Restriction Notice and Determination of No
Hazard to Navigation (14 CFR 77.9; 14 CFR 77.31)

Federal
Aviation Administration

20-Day Pre-Asbestos Removal Notice

DEP

BFD

10-Day Pre-Asbestos Removal Notice (310
CMR 7.15)

EPA

Permit for Welding and Cutting Equipment (Boston
Fire Prevention Code, §8.02)

BFD

10-Day Pre-Asbestos Removal Notice (M.G.L. c.
149, §6-6F; 453 CMR 6.12)

Department of Labor
& Industries

Permit to allow construction beyond normal
business hours; rooftop generator and other
equipment noise levels

ISD

20-Day Pre-Construction Notice (310 CMR 7.09)

DEP

Notice of Start (24 hours) (SBC)

ISD

Notice to Utilities of work in street (M.G.L. c.82,
§40, 220 CMR 99.00

Utilities
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E6. UNPARALELLED SITE KNOWLEDGE AND DUE DILIGENCE INVESTMENT
Previous Due Diligence Completed
In addition to the Environmental Remediation and Subsurface
Geotechnical Site Characterization due diligence and site
investigations completed above, Trans National Properties and
its Development Team have an unmatched investment in and
knowledge of the Winthrop Square Garage site, which puts
the Development Team months, if not years, ahead of the due
diligence, site investigation and design development needed, that
the other respondents will be required to complete before they can
even confirm the feasibility of their proposals.
Speed To Market: Unparalelled Knowledge Of Site History
TNP Properties and its Project Team have extensive knowledge of
the Winthrop Square Site beginning with participation in the 2006
RFP process and through its continued project design development
work through April 2016. Over those 10 years, TNP has invested
millions of dollars to advance and refine a development program
which has evolved into a highly viable, market tested, mixeduse program.
10 Years of Investigation & Site Experience
Provided below are highlights of the significant work completed
to date on the Winthrop Square Garage site and 133 Federal
Street, that places TNP far ahead of any other RFP respondents,
and makes TNP Properties proposal the most credible. This depth
of knowledge also provides the City with the greatest level of
certainty that TNP will successfully execute this transformational
development. TNP has provided the consultants’ overviews of the
work completed in Appendix XII and will make this confidential
informational available to the City as part of its response at the
appropriate time in a non-public format.
Design Development Drawings: Our architect CBT, who has led
the design efforts on the Winthrop Square site since 2006 has
completed extensive schematic and design development drawings
for the building and foundation. Although the Project design has
changed, the foundation drawings are one of the most important
design components for the Project, and took over 6 months to
develop. These foundation design drawings are largely applicable
to our new project, are extremely valuable for our vertical design,
and will allow us to expedite the final design development and
construction drawing process with significant time savings as a
result. The existing design development drawings represent an
investment of over $2,000,000 and will reduce the design timeline
by at least 6 months.
Regulatory Filing & MEPA: Although it was never officially filed
with the BRA, Epsilon developed a preliminary draft of an

58

E . D e v el o p m e n t D eta i l

Expanded Project Notification Form (PNF) under Article 80 and an
Expanded Environmental Notification Form/EIR Waiver Request
under MEPA for the 2006 proposal that included the full suite
of technical studies for the site, including: transportation, wind,
shadow, daylight, air quality, storm water, noise, hazardous waste,
geotechnical conditions, infrastructure, and historic resources.
Epsilon believes that a good portion of this information, mainly that
related to existing conditions, will be reuseable for the proposed
project. For example, Epsilon would expect that the geotechnical
conditions, historic resources, infrastructure conditions, hazardous
contamination, etc. will be largely unchanged. Of course, Epsilon
realizes that the new design will necessitate the updating many
of the studies, particularly wind and shadow, but overall, having
this information will give Epsilon and the Development Team a leg
up on producing the needed documentation very quickly. Having
been a member of the original 2006 TNP development team
that proposed the 1,000-foot high tower on the site, Epsilon is
particularly well positioned to advance this documentation quickly
to a final form, with a high level of certainty that an Expanded PNF
can be generated in 60 days or less.
For the 2006 proposal, Peggy Briggs was the Principal in Charge
and David Hewett was Epsilon’s Project Manager. Epsilon will
provide the same team for this proposal. Epsilon believes they
bring a wealth of technical, regulatory, and site-specific knowledge
to the team that gives our team a significant advantage in being
able to prepare the documentation needed to navigate the
environmental review process as quickly and efficiently as possible.
Epsilon specializes in complex, multi-dimensional projects, and
has led hundreds of Boston projects through the Article 80 and
MEPA process. Epsilon has a thorough, up-to-date understanding
of the BRA and MEPA regulations, policies, and procedures. Having
Epsilon on our development team will ensure that the project
submittals meet the BRA’s and MEPA Office’s requirements in form
and content, as well to ensure that the design meets the regulatory
standards of MEPA and Article 80. This, in turn, will help to ensure
that the environmental review component of the development
process moves smoothly and efficiently.
Civil & Site Engineering: In 2006, Nitsch Engineering performed
the property, utility and topographical survey for Trans National,
and is very familiar with the site, existing infrastructure, including
high and low pressure water mains, combined sewers, gas mains,
steam, and telephone, electric and cable lines in Federal and
Devonshire Street and how they access the Winthrop Square
and 133 Federal Street sites. Later, in 2007 they conducted an

extensive review and study of the existing utility infrastructure and
met with utility providers, including Boston Water and Sewer and
Eversource (formerly NSTAR), and schematically designed the utility
imporvements and service locations for these utilities.
Nitsch is also familiar with the concerns and considerations
previously raised by public agencies and are well positioned
to address these concerns as the development moves forward,
understanding that regulatory and design criteria changes have
been implemented since 2007, including groundwater recharge,
Inflow/Infiltration and building resiliency, but feel that they can
expedite these changes quickly because of its previous 10-year
history with the two sites.
Transportation and Parking: In 2007 and 2008, Howard/Stein
Hudson provided transportation planning and traffic engineering
support to the Trans National Properties Project Team during the
Article 80 Large Project Review process for the redevelopment
of the Winthrop Square garage site. As such, HSH has in-depth
knowledge of the access opportunities and constraints associated
with the Trans National combined site.
As part of HSH’s previous design and permitting work with
TNP, they assisted with key City agency coordination efforts
as they related to transportation, particularly with the Boston
Redevelopment Authority (BRA) and the Boston Transportation
Department (BTD).
Since transportation is a major element of any large development
project, HSH worked closely together with the Project Team in
determining the direction for the Project’s overall permitting
strategy. In close collaboration with CBT Architects, HSH
developed detailed access plans that included below grade
parking and loading/building servicing facilities. In support of the
permitting efforts for the then-proposed 1.4 million square foot
development, HSH completed a detailed transportation impact
assessment, including development of a traffic operations model
for 19 intersections in the downtown Boston core, encompassing
regional highway ramp connections and the local street network
serving the site. The model also included the heavily traveled
intersection of Atlantic Avenue and Summer Street at the busy
commuter hub of South Station.

be non-auto dependent; and an environmental consciousness
progressing from auto dependency and towards sustainability
which will be factored into our updated reports. Other sustainable
transportation elements coming to the forefront in the past decade
include creative parking solutions, increasing acceptance and
promotion of low-emission and electric vehicles, and the advent
of the bicycle as a commuting option with the strong promotion of
supporting infrastructure by the City.
HSH feels the next decade will be equally transformative and will
include these concepts in its updated access and transportation
demand planning. As transportation and traffic characteristics have
changed since 2007-2008, HSH has continued to be active in the
development of numerous transportation studies in the downtown
Boston core and in the immediate vicinity of Winthrop Square and
will provide forward-thinking recommendations for travel demand
management practices and transportation mitigation efforts for
the project.
FAA and Flight Pattern Due Diligence: In March 2015 Capitol
Airspace was retained by TNP to conduct an obstruction evaluation
analysis for the TNP Tower building project in Boston. The purpose
of this study was to identify obstacle clearance surfaces established
by the Federal Aviation Administration (FAA) that could limit the
height of buildings constructed within the defined study area. They
concluded that if the FAA does not protect for VFR traffic pattern
operations and applied a 500 feet per nautical mile climb gradient
to Runway 27 Departure Procedure height constraints could exceed
the 725 feet AMSL (east to west) overlying the study area. Detail on
their specific findings is included in the Appendix.
Capitol Airspace Group is an aviation consulting firm that provides
analytical, strategic and advocacy services to airports, communities
and commercial developers around the world. Capitol Airspace has
been in operation since 2010 and has worked over 800 projects
and handled over 10,000 FAA cases. Ten full time employees have
a combined 150 years of experience. Capitol Airspace Group is
located in Alexandria VA where all studies are conducted; this
proximity to the FAA HQ allows easy discussion and resolution of
issues quickly in favor of clients.

Over the ten or so years since TNP’s earlier efforts with the
combined TNP/Winthrop Square Garage site, certain fundamentals
of transportation, particularly urban transportation, have evolved
with the advent of car-share, bicycle-share, and ride-share services.
A population shift to the downtown core following a desire to
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E7: FINANCIAL CAPACITY AND ECONOMIC DEVELOPMENT STRATEGY
Financial Capacity
TNP re-engaged in its process with Holliday Fenoglio Fowler at
the end of 2015 to confirm the viability of its financing structures
with lending institutions and in an effort to narrow its office
co-Developer options to a short list of vetted and highly interested
finalists, all of which have market capitalizations in excess of $5
billion. TNP will select its office co-developer partner shortly
after designation. Due to the finalists “public company” or
“pension fund advisor” status, and certain corporate governance
requirements, these groups could not participate formally in an RFP
process before designation and control of the Winthrop Square
Garage site is achieved, but have maintained interest and have
been in regular dialogue with TNP since the initial HFF interview
process in 2014.
These finalists have reinforced that TNP's development proposal
is a highly viable project based on its current underwriting
assumptions, and has generated significant interest from potential
equity partners, financial and lending institutions. The Project
will meet the current market demands of both commercial office
tenants and those wishing to reside in the Financial District.
Included below is a Letter from Holliday Fenoglio Fowler
supporting the financial viability and certainty of achieving debt
and equity commitments to break ground on this Project shortly
after achieving entitlements.
In addition, we have provided a Letter of Reference/Financing
Interest for the Project from Citizens Bank who is Mr. Belkin’s
and TNP is primary Lender and Lending Relationship. Citizens
also provided the construction loan for the development of Trip
Advisors 300,000 square foot Global Headquarters, a built-to-suit
development which Mr. Krebs led all phases of from permitting
to completion.
In addition, Toll Brothers has maintained its commitment to act
as TNP’s Residential Development Partner, and has been actively
working with TNP on the design and integration of the residential
component into the Project. Detailed information on Toll Brothers
development and financial capacity is included in greater detail in
the Financial Submissions section, but they have been in business
for over 48 years, including more than 29 years as a public company
(NYSE: TOL), with a market capitalization of over $5 billion it has
acquired, developed, marketed, and operated a wide variety of
residential and commercial real estate projects throughout the U.S.
and Toll Brothers has one of the real estate industry’s strongest
balance sheets.
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Economic Development Strategy
Following is a description of the Economic Development Strategy
for the proposed development.
§ An explanation of the role that the project will play in
strengthening the downtown and City-wide economy and
creating connections to the larger regional economy:
The Project will become a catalyst for the new Innovation
Corridor that is emerging around South Station. Propelled by the
Entrepreneur Innovation Center (“EIC”) and Hub Accelerator office
incubator, and 550,000 – 700,000 square feet of modern office
space, it will be the only Project downtown to offer a large block
of modern column free office space with floorplates in excess of
43,000 square feet, satisfying an unmet demand for technology
and new economy tenants.
The opportunity for a major technology company or global
headquarters relocation like General Electric to commit to the
Project will have a revitalizing force for downtown and the City.
The Project will be a collaboration hub for tenants, companies
and residents downtown and will reshape the area, and fuel an 18
hour vibrancy enhanced by its large residential component. The
Entrepreneur Office Center and Hub Accelerator will grow early
stage innovation companies and Boston’s future entrepreneurs,
establishing connections to the larger regional economy as these
individuals and firms grow and expand.
§ 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:
Office: As a developer who has worked with, designed and
constructed global and regional headquarters for Trip Advisor and
Adobe Systems, and completed major relocations for tenants from
Bain Capital to EMC, we have intimate knowledge of the needs
of these fast growing innovative companies. In addition, we have
spent the last 12 months meeting with every major brokerage
firm and their leading brokers who handle the region’s largest
requirements, and have shaped our office component to best
meet market demands. NGKF has also provided a market overview
included in the Financial Submission.
Residential: TNP is actively designing a mixed-use residential
project in the Fenway neighborhood, where extensive study of
the entire Boston market was completed including a detailed
market study completed by The Collaborative Companies, who

has advised on and marketed some of Boston’s largest residential
projects. In addition, we are working with Toll Brothers and their
City Living division which is actively developing condominium
projects in NYC and other major US cities. We have traveled
and toured some of the most progressive mixed-use projects
throughout the nation. In addition, Mr. Krebs recently completed
Troy Boston, a 378 unit $200 million residential project in Boston’s
South End.
§ An 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:
The Project is undoubtedly the most diverse and innovative mixeduse response to the City’s RFP. Combining retail, residential, office,
hospitality and a vibrant public realm including its EIC and Hub
Accelerator office incubator, the project can not only accommodate
a wide range of office demands, from small early stage companies
to global headquarters, but also offers retail and residential uses
that will create an unmatched amenity base and overall vibrancy to
this 18 hour microcosm of downtown.
The office spaces have been designed with large column free open
spaces that offer highly flexible design options and significant
light and air, which will meet the demands of today’s and future
leading tenants as well as public realm spaces, that at their core,
are designed to be adaptable throughout the day and evening as
well as over time.
§ The estimated number of construction jobs that
will be created and the basis for the estimate:
Pursuant to the Municipal Benefits analysis completed by Byrne
McKinney & Associates, the projected Construction Employment
for this job will be 4,459 construction jobs for three years with an
annual payroll of $603,333,836. The entire Byrne McKinney report
and detail of this calculation is included in the Financial Submission.

members in our design and development team, to creating long
range training program for tomorrow’s minority leaders, early
stage businesses and home grown innovators through its EIC and
Hub Accelerator.
§ A description of the development team’s history
of meeting hiring and training goals:
The development team, all of which are Boston based firms, are
considered the premier firms in their respective areas, and have
been dedicated to meeting the hiring policies and training goals
of the City of Boston from work training programs to internships
for the City’s residents, minorities and students. TNP is committed
to striving to meet or exceed the City’s job policies and also plans
to introduce new and innovative ways to create a trained and
educated workforce, particularly in the areas of Minorities and
Women, needed to meet these goals as described in the RFP.
§ A description of potential business partnerships and goods
and services contracts available before, during, and after
construction, including the estimated amount of such contracts:
The Project has a construction budget of approximately $900
million, including labor contracts and goods and services in excess
of $800 million.
§ A description of possible and intended strategies
for achieving the community goals related to
business development and subcontracts:
The EIC which will have a significant education and business
support infrastructure, including a program that will be
developed with Year-Up, focused on educating and empowering
minority students.

§ The estimated number of new permanent fulltime and parttime
jobs that will be created and the basis for the estimate:
Pursuant to the Municipal Benefits analysis completed by Byrne
McKinney & Associates, the projected Permanent Employment for
this job will be 4,024 jobs. The entire Byrne McKinney report and
detail of this calculation is included in the Financial Submission.
§ A description of possible and intended strategies for achieving
the City’s goals related to employment in all phases of the project:
TNP is highly focused on employing the City’s goals throughout
all phases of the project, including building on our WBE & MBE
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April 14, 2016
Mr. Brian Golden
Director
Boston Redevelopment Authority
One City Hall Square, 9th Floor
Boston, MA 02210
RE: Trans National Properties – Proposed Project for 115 Winthrop Square
Dear Brian,
I am writing you at the request of Trans National Properties (“TNP”) to establish my opinion of
the financial viability of its proposed development (”Project”) for the 115 Winthrop (“Site”).
HFF was hired in the Spring of 2014 to provide preliminary financial and underwriting analysis,
guidance on potential debt & equity financing structures, and to conduct a RFP process to
identify a co-developer for the Project. The process of seeking a co-developer garnered strong
interest from leading developers on a national and local level for the then proposed program and
the market feasibility of the Project. Through the process several very capable and qualified codevelopers were identified and remain extremely interested in the Project. At this point in time,
we have advised TNP to wait to partner with a co-developer until the designation of the Site has
been awarded.
Since initially being hired, HFF has maintained a close working relationship with TNP as it
continues to pursue this opportunity. Given TNP’s ability to combine 115 Winthrop with the
building it currently owns at 133 Federal Street, TNP has the opportunity to maximize the
development of the Site with various uses via a phased development approach. The flexibility
afforded by a phased development will enhance the interest of the investment community (debt
and equity).
Based on my understanding of TNP’s preliminary underwriting and financial structure I can
confirm that the Project will attract interest from debt and equity capital providers. Subject to
market conditions and finalized Project costs, I am confident that HFF will be able to secure the
required project-level financing required to make the Project a reality, and serve as a catalyst to
the continued revitalization of the Financial District.
Regards,

John Fowler
Executive Managing Director
One Post Office Square  Suite 3500  Boston, MA 02109
Tel 617-338-0990  Fax 617-338-2150  www.hfflp.com
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E8. SCHEDULE AND IMPLEMENTATION PLAN
Schedule & Implementation
In compliance with Section 7.5 of the RFP we offer this timeline for
implementation of our development concept. We have divided
this schedule into two parts: those activities leading to the BRA’s
Preliminary Adequacy Determination (PAD) completing the
entitlement phase of the project in 180 days; and the activities
following adequacy determination and leading to construction
start. Our schedule is contingent on the BRA providing access and
full documentation regarding the site upon award, completing the
Article 80 and entitlement process in 180 days from award, and
the Tentative Developer having satisfactory control over the site to
make the significant financial investments required to complete full
construction drawings on the aggressive timeline suggested.
Tentative Designation to Preliminary
Adequacy Determination (PAD)
Following designation we will immediately schedule a pre-review
and preliminary scoping meeting with BRA staff and update
and complete the expanded PNF/ENF which is already started.
We intend to have this PNF/ENF completed for submission
within approximately 45 days from preliminary approval from
the BRA staff of the proposed project and its components.
Upon submission we ask that the BRA immediately advertise for
comment and schedule a public hearing as soon as possible. As
the schedule shows we will enter an intensive design review period
with the BCDC and all city agencies, such as BTD, BWSC, Parks
Department, Landmarks Commission, PIC, and others.
Our intention then, barring any unforeseen circumstances is to have
a Scoping Determination Waiving Further Review as contemplated
by paragraph 80-B, 3(d) in 120 days. That would then allow
adequate time for public comment, final scoping conditions and
actions necessary to issue the PAD in 180 days. Note also that
in order to hasten construction we commit to continuing with
design development throughout the design review period. Also
as noted in Rule of Award / Tentative Designation we will submit
final drawings and specifications, firm financial commitments,
and a detailed development schedule for the period from final
designation to construction completion.
As the project will require zoning relief and the combined property
of 1.7 acres is well over the area required for PDA eligibility we will
also prepare, negotiate, agree, and submit the required document
for BRA and Zoning Board action within the 180 day timeframe.
Having thoroughly studied the site over the last decade and having
already initiated studies as basis of the PNF/ENF for a prior larger
development on the site, we are ready to immediately commence
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and complete this Article 80 process. We have little hesitation in
committing to complete the entitlement process in 180 days, if the
BRA is able to adhere to the proposed schedule.
Adequacy Determination to Construction Commencement
Following the PAD and based on zoning relief, approval of
drawings, and financial commitments we will enter into all
agreements necessary for Final Designation. We understand that
this must be accomplished within 270 days from the Tentative
Designation, recognizing that the BRA has set aggressive time
frames for its own staff and board; any delay on the BRA’s part

will impact our commitments to this aggressive timeframe. Trans
National also notes that construction drawings will be commenced
upon BRA final designation, and completed as expeditiously as
possible, but it is highly impractical to move to the full production
of construction drawings before final development designation
and approval of what is to be constructed. That said, since we have
already developed foundations drawings, and have extensive site
knowledge and due diligence already completed as discussed in
previous sections, no other developer can practically complete
the requirements within the prescribed timeframes anywhere as
expeditiously as Trans National Properties.

We will commence and continue with contract documents based
on the approved final drawings and specifications with the intent to
be ready for full building permit application in about 180 +/- days
from final designation and BRA Board approvals. We will supply
all building permit application materials to the BRA for review
fifteen days prior to submitting the permit application to ISD to
allow adequate time for BRA review and issuance of Certificate
of Compliance.
Simultaneous with these permitting and compliance activities we
will negotiate a final building construction contract, close on debt
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and equity financing and reach closure on the property transfer.
This schedule therefore focuses on the five items necessary for
building construction:

•

Financing for debt and equity;

•

A valid contract with a general contractor;

•

•

A full building permit.

•

The BRA meeting its time frames and obligations for site access
and commencement of due diligence, documentation of a
satisfactory sale or lease agreement in a timely fashion and final
BRA Board approvals;
Ownership or other full control of the property;

115 W I N T H R O P S Q U A R E — D E V E L O P M E N T A N D D E S I G N S U B M I S S I O N

Alternative Fast-Track Schedule
We believe construction of the full project will require 30 months.
An alternative schedule is provided below which would allow
completion in 24 to 26 months from this full permit point. This
would allow the public benefits of the project to be in place four

to six months earlier, and would be accomplished by applying for
a demolition, excavation and foundation permit about six or seven
months before above-ground construction commences. Many
projects, especially those with deep excavations similar to this have
followed this protocol and we believe 115 Winthrop Square is a
candidate for similar treatment.
In this scenario we would apply for a building permit with 100%
complete demolition, civil, and structural documents. ISD would
issue a permit only allowing construction of the below-grade work.
We would then commence this advanced construction work and

apply for an amendment to the building permit based on the full
contract document set. The time consuming work of demolition
and excavation when no other work can be accomplished
would therefore be complete by the time shown on the chart
as “Commence Construction” and the time from that point to
completion would be shortened by four to six months. Following
this path would require transfer of property rights about six months
earlier at the time of early building permit application, that is, about
four to six months after Final Designation.
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Appendix X	Certificate of tax, Employment Security, and Contract Compliance
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Appendix XI

City of Boston Disclosure Statement

Design is our Business. Each commission brings with it a unique set of issues and specific
requirements that form the parameters of our design vision and influence our creative
direction. The result: customized planning, interior design and architectural solutions that
are innovative, timeless, sustainable, functional and beautiful.
CBT is working nationally and internationally on projects that range from urban district
master planning to large-scale mixed-use developments, multi-family residential,
hospitality interiors, corporate workplace, civic, and academic projects. From offices
in Boston and Bahrain, we have approximately 220 architects, urban planners, interior
designers and support personnel working together to deliver unique solutions that
respond directly to our clients’ needs. Clients come to us for our real estate savvy, our
ability to provide strategic design services in a broad number of project types and styles,
and our skill in blending high-quality planning and architecture with practical goals of
building performance, budget and schedule.
Our work benefits from a holistic approach that considers the scope of a project in its
broadest definition from issues of urban design to ergonomic detail to sensory experience.
In over 45 years of practice, CBT has played an important role in a broad range of projects
in diverse settings. It is our belief that for each of our projects to come to life and continue
to thrive, they must support the lifestyles and activities of the people who live, work and
play there. Our efforts focus on the creation and rejuvenation of downtowns, waterfronts,
campuses and neighborhoods. We have a particular expertise in the integration of modern
architecture with historic structures and context.

Certificate of Compliance with Fair Housing Policies
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Our design philosophy drives a process that values thoughtful collaboration.
Understanding the many different constituencies impacted by a new project, we help gain
support and achieving consensus early on by working closely with our clients, consultants,
government agencies, and the communities themselves. Our design sensibility, strategic
consensus building approach, and excellent communication and presentations methods
consistently help our clients achieve their goals and exceed their expectations. Ultimately,
what makes CBT special is its people and a culture that promotes individual expression
within a strong set of shared values. The diversity of architectural expression in CBT’s work
is a testament to its ability to express the forms driven by each individual commission in an
ever-evolving built environment.
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PRINCIPAL-IN-CHARGE

DAVID HANCOCK AIA, ASLA, LEED AP

PROFESSIONAL EXPERIENCE
David Hancock has more than 40 years of professional experience
in urban design, and the design and management of building
projects of virtually all types, including private development, local
and state government, academic and institutional, corporate real
estate, and transportation. Mr. Hancock’s experience includes the
following projects:

Education
Bachelor of Architecture, McGill University
Master of Landscape Architecture in Urban Design,
Harvard Graduate School of Design, with Distinction

Registration
Registered Architect in MA, CT, and NV
National Council of Architectural Registration Boards

Professional Affiliations
American Institute of Architects
American Society of Civil Engineers
American Society of Landscape Architects
Boston Society of Architects
US Green Building Council

121 Seaport Boulevard, Office Tower Boston, MA
Design for a 425,000-square-foot, 17-story office building with two
floors of retail space, below grade parking to be integrated with
and adjacent garage. LEED Gold Targeted
New Office Tower, One Congress Street Redevelopment, Boston, MA
Working in collaboration with Pelli Clarke Pelli Architects, CBT
is architect of record for a new 47-story, 1.000,000-square-foot
office tower.
AI Technology Center, Hartford, CT
Design and planning for a LEED Platinum 259,000-square-foot
technology center comprised of office, retail, common spaces,
and parking.
927 Boylston Street, Boston, MA
Design for a 54,000-square-foot, 11-story mixed use building with
11 high end residential units, ground floor office space, 24 parking
spaces, and common roof deck.

LEED Accredited Professional
National Association of Industrial and
Office Properties (NAIOP)
Urban Land Institute (ULI)
Thesis Committee Chair, Boston Architectural
College, 1987–1997; Member 1981–1997
Delegate, Design Futures Council
Leadership Summit, 2005–2011
Member, Boston Green Building Task Force 2006
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Portland Midtown Development, Portland, ME
Master planning and design for a new mixed use development
which includes 675 market-rate apartments in four 15-story towers
including 1,100 parking spaces in two garages, and 93,000 square
feet of retail space.
Government Center Garage Redevelopment, Boston, MA
Master plan and urban design for a 2.3 million-square-foot
development for 812 residences, 1.1 million square feet of office
space, 82,500 square feet of retail, and a 196-key hotel. Services
include site planning, obtaining BRA approvals, and creating the
background for expedited approval of the first residential tower.

Trinity Place, Boston, MA
Design of a 19-story residential building providing high-end luxury
housing, street-level retail, a first-floor restaurant, and three levels
of below-grade parking

Canal Lofts, Cambridge, MA
Planning and design of a five-story mixed-use residential building
including 60 residential units, common space amenities, and retail
and café/restaurant space.

200 Newbury Street, Boston, MA
Award-winning design of a four-story retail and
office building located on one of the country’s most
famous retail streets, Boston’s Newbury Street.

Charlesview Development, Boston, MA
Master plan and design for 470,163 square feet of residential,
community, commercial and open space including 240 rental units,
100 new home ownership units, 26,533 square feet of commercial/
community space and four acres of new open space.

345 Harrison Avenue, Boston, MA
Design for a new 9-story, 344,000-square-foot residential building
to include 355 one-, two-, and three-bedroom apartments, amenity
spaces, street level retail, and a 115-car structured parking garage.

Marasy, Abu Dhabi, UAE
Design for a eight building waterfront development complex
consisting of 369 residential units, street-level retail, and parking.

Clippership Wharf, Boston, MA
Master planning and design of a five building, 400-unit residential
development located on the East Boston waterfront overlooking
downtown Boston and the Boston Harbor.

Milford Casino, Milford, MA
Master plan and design for a new casino, including a district master
plan, a new casino complex with hotel, casino, restaurant/retail,
and parking.

179 Lincoln Street, Boston, MA
Renovations to an existing 250,000sf, five-story office
building originally designed by Peabody & Stearns,
including new main lobby, new elevator core, retail/
commercial space, building services, and parking.

Summerlin Hotel, Summerlin, NV
Master planning and design of four-star, 475-room
hotel on 18 floors incorporating high-rise luxury
condominiums, retail, restaurants, conference
space, fitness, pool deck, and spa amenities.

Ritz-Carlton Boston, Boston, MA
Design services, in association with Handel Architects, for a two
building mixed-use residential development totaling 1.8 million
square feet.

160 Jewell Street, Hartford, CT
Design of a mixed-use tower in downtown Hartford
consisting of ground floor retail, residences, and parking.

Hartford 21, Hartford, CT
Architectural and urban design, construction administration, and
commissioning services for a 930,000-square-foot development
with a 36-story residential tower, retail, sports club, parking, and a
new entry for the Hartford Coliseum.
Columbus Center, Boston, MA
Planning and design services for this 1.4 million-square-foot mixed
use residential complex above the Massachusetts Turnpike.

Twenty | 20 NorthPoint, Cambridge, MA
CBT is designing a 440,000-square-foot 19-story residential
building that includes loft, studio, and 1- to 3-bed units. Amenities
include a great room, pool, cafe, bar/lounge, media room, fitness
center with a half court gym, and a garden courtyard.
22 Liberty at Fan Pier, Boston, MA
Design of a new 14-story waterfront condominium tower in
Boston’s Innovation District with over 100 luxury residences ranging
in size from studio to 3-bedrooms, lower floor retail, resident
amenity spaces and below grade parking.
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DESIGN PRINCIPAL

DAVID NAGAHIRO AIA, LEED AP

PROFESSIONAL EXPERIENCE
David Nagahiro has 27 years of experience with CBT. His
experience includes a broad spectrum of urban design,
architecture, and interior design projects. A representative
sampling of his experience includes the following:

Education
Bachelor of Architecture, Washington State University
Architectural Studies Program, Architectural
Association, London, England
Rotch Traveling Scholarship, Recipient

Registration
Registered Architect in MA, MD, NC, Puerto Rico
National Council of Architectural Registration Boards

Professional Affiliations
American Institute of Architects
American Library Association
Boston Society of Architects
LEED Accredited Professional

121 Seaport Boulevard, Office Tower Boston, MA
Design for a 425,000-square-foot, 17-story office building
with two floors of retail space, below grade parking to be
integrated with and adjacent garage. LEED Gold Targeted
New Office Tower, One Congress Street Redevelopment, Boston, MA
Working in collaboration with Pelli Clarke Pelli
Architects, CBT is architect of record for a new
47-story, 1.000,000-square-foot office tower.
AI Technology Center, Hartford, CT
Design and planning for a LEED Platinum
259,000-square-foot technology center comprised
of office, retail, common spaces, and parking.
Clippership Wharf, Boston, MA
Master planning and design of a five building, 400-unit
residential development located on the East Boston waterfront
overlooking downtown Boston and the Boston Harbor.
Waterside Place II, Boston, MA
Design for a 20-story, 300,000-square-foot mixed-use
residential development including approxi¬mately
250 rental units, amenity spaces and common areas,
ground floor retail space and one level of parking.
Shaw’s Neighborhood Market, Boston, MA
Relocation and expansion of Shaw’s Neighborhood
Market to a prime location at the Prudential Center that
enhances the urban quality of the entire project.
745 Boylston Street, Boston, MA
Design of a completely new interior for this six-story, two-building
complex while preserving the terra cotta facade. A two-story,
16,000-square-foot addition was also designed for the top of
the building.
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Government Center Garage Redevelopment, Boston, MA
Master plan and urban design for a 2.3 million-square-foot
development for 812 residences, 1.3 million square feet of office
space, 82,500 square feet of retail, and a 196-key hotel. Services
include site planning, obtaining BRA approvals, and creating the
background for expedited approval of the first residential tower.
Hartford 21, Hartford, CT
Architectural and urban design, construction administration,
and commissioning services for a 930,000-square-foot
development with a 36-story residential tower, retail, sports
club, parking, and a new entry for the Hartford Coliseum.
Merchants Row Development, Quincy, MA
Design for three new 5-story buildings that wrap around
a public courtyard on a triangular block. The complex will
offer market rate rental units with lofts, 1- and 2-bed units,
ground floor retail and one level of below grade parking.
Sierra Residences at NorthPoint, Cambridge, MA
Design of eight-story residential building, with 99 one-bedroom
plus loft condominiums with floor to ceiling glass windows, a
parking garage with bicycle parking, and a central light court.
Tango Residences at NorthPoint, Cambridge, MA
In conjunction with designer architectsAlliance of Toronto;
new 236,000-square-foot, 230 unit residential tower with
a variety of unit types, including studios, one-bedroom,
two-bedroom, duplexes, and penthouses.44
Twenty|20 NorthPoint, Cambridge, MA
CBT is designing a 440,000-square-foot 19-story residential
building that includes loft, studio, and 1- to 3-bed units. Amenities
include a great room, pool, cafe, bar/lounge, media room,
fitness center with a half court gym, and a garden courtyard.
Central Square Master Plan, Cambridge, MA
Master plan for a mixed use development for three blocks at
the intersection of Massachusetts Avenue and Main Street,
transforming this area of the Central Square neighborhood.

Fan Pier Development, Boston, MA
Master planning services for 2.9 million square feet of mixed-use
office, hotel, residential, and retail space on Boston Harbor.
Hartford 2010 Action Strategy, Hartford, CT
Urban design to leverage the investment of over one billion dollars
throughout the past five years. The framework includes land-use
strategies, development, transportation, and public improvements.
NorthPoint, Cambridge, MA/Boston, MA
Master planning and urban design services of a new 5.6 millionsquare-foot mixed-use development located on a 47-acre site
organized around a seven-acre green space.
Miami Free Zone, Doral, FL
Master Plan for 1.25 million square foot international trading hub
with offices, showrooms, hotel and exhibition center. CBT’s design
incorporates and enhances the proximity of the free trade zone
without compromising the security and functionality.
Puerto Rico Convention Center, San Juan, Puerto Rico
Master planning and urban design services of a new four millionsquare-foot mixed-use development located on 113 acres in San
Juan, Puerto Rico.
Puerto Rico Convention Center, San Juan, Puerto Rico
Master planning and urban design services of a new four millionsquare-foot mixed-use development located on 113 acres in San
Juan, Puerto Rico.
San Juan Canal Waterfront, San Juan, Puerto Rico
Urban design for development on the historic islet to rejuvenate
the waterfront and reconnect it to the mainland.
Waterfront Master Plan, Baltimore, MD
Master planning of 25 acres of waterfront property to support
mixed use, retail, residential and hotel development. Rethinking
this underutilized industrial waterfront land will help invigorate,
create vitality and provide community access to the waterfront
celebrating its marine heritage.
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PRINCIPAL, DIRECTOR OF INTERIOR DESIGN

LOIS GOODELL IIDA

PROFESSIONAL EXPERIENCE

Education
Bachelor of Arts, Design and Environmental
Analysis, Cornell University

Registration
International Interior Design Association

Professional Affiliations
Overseer, Boston Architectural College, 2007–Present
Chair, Interior Design Thesis Committee,
Boston Architectural College, 1995–1999
Faculty Member, Boston Architectural College
Professional Member, International
Interior Design Association
Advisory Board, Endicott College
Department of Interior Design
Advisor, Master Degree Program, New
England School of Art and Design
New England Women in Real Estate

Awards & Honors
Leadership Award, IIDA New England, 2011

Lois. Goodell has over 25 years of professional experience
in the interior design and planning of a variety of office,
retail, and mixed-use spaces. She has designed projects for
academic, institutional, financial, legal, and large corporate
clients. Her most recent work includes the following:

BNY Mellon, Boston, MA
Fit planning, building analysis and evaluation of existing conditions
for over 400,000 sqaure feet of corporate office space including
private offices, workstations, conference center, café, IT/
support spaces.

Liberty Mutual, Boston, MA
Design for a 22-story, 590,000-square-foot building with offices, full
service dining/catering for the entire campus, below grade parking
and a new glass bridge that connects to their current headquarters.

Analysis Group, 12 Locations
Design of workplace strategy, including development and
application of corporate guidelines, for this consulting firm in
locations across the country ranging from 14,000 to 175,000
square feet.

Atlantic Wharf, Boston, MA
Design of a LEED Gold targeted 31-story office tower, expanding
Atlantic Wharf in Boston by one million square feet while restoring
and renovating three existing buildings at the site into luxury
residential units.
121 Seaport Boulevard, Office Tower, Boston, MA
Design for a 425,000-square-foot, 17-story office building with two
floors of retail space, below grade parking to be integrated with
and adjacent garage. LEED Gold Targeted
111 Huntington at the Prudential Center, Boston, MA
Planning and design for 850,000-square-foot landmark project
including a 400-foot long winter garden, a five-story office and
retail base, and a 30-story glass office tower. Lois has completed
work place design within the tower for multiple companies
including Abry Partners, MFS Investment Management, Palmer &
Dodge, and Analysis Group.
MFS Investment Management, Boston, MA
Interior design and workplace strategy services for the relocation of
MFS corporate headquarters to 111 Huntington Avenue. MFS’ new
office will occupy 11 floors in the office tower, totaling over 300,000
square feet.
Eaton Vance, Boston, MA
Fit planning, building analysis, programming, and full interior
architecture for the relocation of this leading financial firm to a new
office of 300,000 square feet.
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The Bridgespan Group, Boston, MA
Full workplace strategy and design services of 28,600 sf in
Copley Place for the relocation of this non-profit company. CBT
is working to capture the spirit of the organization and provide
an environment that embodies the energy associated with
their business.
Abry, Partners Boston, MA
Space planning, full interior workspace strategy design services
and furniture selection for the new 25,000-square-foot private
equity firm corporate headquarters located at 111 Huntington
Avenue. Abry’s new space includes perimeter private offices, open
office workstations, a conference center, internal meeting areas, a
business lounge, and employee café.
Bain Capital, Boston, MA
Complete interior design of the 165,000-square-foot headquarters
for this financial services firm located in the 111 Huntington Avenue
office tower.
Bloomberg L.P., Boston, MA
Design services for the Boston offices of Bloomberg L.P., which
serves as a news room and conference/training center and
includes a TV and radio studio for broadcasting live news reports
and interviews.
Jones Day, Boston, MA
Full workplace strategy and interior design services for the Boston
location of this international law firm.

Goulston & Storrs, Boston, MA
Design services for 140,000 square feet of office space with
strategic renovations that include the entry, library, reception,
conference center and new cafe with a full service restaurant
kitchen and servery. Renovations reflect transition to new
workplace conecepts.
Boston Consulting Group, Boston, MA
Programming and design services for the Innovation
and Marketing Communications division of the Boston
Consulting Group.
Erie Insurance Group, Master Campus Plan, Erie, PA
Comprehensive design effort for this Fortune 500 company that
embraces strategic planning, master planning, architectural design,
interior design, and FF&E to update and expand its home office.
Foley Hoag, LLP, Boston, MA
Site-selection, space-planning, and design services for 220,000
square foot location for this major Boston law firm.
Management Sciences for Health (MSH), Medford, MA
Programming, Test fit planning to analyze relocation options, and
full interior design services for a new 45,000-square-foot office
space. The project also includes design guidelines for future
renovation of their global field offices.
Nutter McLennan and Fish, Boston, MA
Building analysis, programming and comprehensive interior design
for a 130,000-square-foot space for this prominent law firm.
Palmer and Dodge LLP, Boston, MA
Programming and full interior design services for 190,000 square
feet of office space on eight floors in the CBT-designed 111
Huntington Avenue tower.
Brown Rudnick, Boston, MA & Providence, RI
Space planning and interior design for a 125,000-square-foot law
office in Boston’s One Financial Center and 20,000-square-foot
office in downtown Providence.
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PROJECT ARCHITECT, SENIOR ASSOCIATE

HENRY CELLI AIA, LEED AP

PROFESSIONAL EXPERIENCE
Henry Celli has over 20 years of professional experience in
architectural design. He has served on multiple types of projects,
including residential and commercial developments. Selected
projects from Mr. Celli’s experience include the following:

Education
Master of Architecture, Boston Architectural College
Bachelor of Architecture,Temple University

Registration
Registered Architect in MA

Professional Affiliations
American Institute of Architects
LEED Accredited Professional
Boston Society of Architects
National Council of Architectural Registration Boards

Atlantic Wharf, Boston, MA
Design of a LEED-Platinum certified 31-story office tower,
expanding Atlantic Wharf in Boston by one million square feet
while restoring and renovating three existing buildings at the site
into luxury residential units.

45 Stuart Street, Boston, MA
Design for a 30-story, 460,000 square foot precast, and
glass curtainwall residential building with 400 studio,
1- and 2-bed units, 90,000 square feet of below grade
parking, fitness space, and sky lounge with terrace.
Tango Residences at NorthPoint, Cambridge, MA
In conjunction with designer architectsAlliance of
Toronto; new 236,000-square-foot, 230-unit residential
tower with a variety of unit types, including studios, onebedroom, two-bedroom, duplexes, and penthouses.

Residences at Atlantic Wharf, Boston, MA
Design for reuse of a historic 1890 Peabody and Stearns building
into 86 contemporary, luxury loft-style apartments including 7
2-story duplex units, with club room, fitness room, and a new lobby.
121 Seaport Boulevard, Office Tower, Boston, MA
Design for a 425,000-square-foot, 17-story office building
with two floors of retail space, below grade parking to be
integrated with and adjacent garage. LEED Gold Targeted
Shaw’s Neighborhood Market, Boston, MA
Relocation and expansion of Shaw’s Neighborhood
Market to a prime location at the Prudential Center that
enhances the urban quality of the entire project.
Nashua Street Residences, Boston, MA
Design for a new , 450 foot, 38-story residential tower adjacent
to the TD Garden. The 635,000 sf, 503-unit residential project
also includes a 2-story retail arcade that will connect the new
tower to Causeway Street and North Station, a sky terrace
on the 35th floor, and 219 above grade parking spaces.
One Boston Place Lobby, Boston, MA
Redefinition of the image of this 1970s one million square-foot
office tower with a new light-filled lobby and the design of an
additional four stories on top of the existing office tower.
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SENIOR DESIGNER, ASSOCIATE PRINCIPAL

JOSEPH M. BETTENCOURT
PROFESSIONAL EXPERIENCE
Joe Bettencourt has over 20 years of professional experience
as a designer. His expertise includes a variety of project types,
including college and universities, healthcare facilities, and private
residences. His project experience includes the following:

Education
Bachelor of Architecture, Boston Architectural College

Registration
Licensed Architect in MA

Professional Affiliations
Boston Society of Architects
Practice Committee Member, Boston
Architectural College
Mentoring Committee Member,
Boston Architectural College

Atlantic Wharf, Boston, MA
Design of a LEED Gold targeted 31-story office tower, expanding
Atlantic Wharf in Boston by one million square feet while restoring
and renovating three existing buildings at the site into luxury
residential units.
Erie Insurance Group, Home Office Master Campus Plan, Erie, PA
CBT is leading a comprehensive design effort for this
Fortune 500 company that embraces strategic planning,
master planning, architectural design, interior design,
and FF&E to update and expand its home office.
AI Technology Center, Hartford, CT
Design and planning for a LEED Platinum
259,000-square-foot technology center comprised
of office, retail, common spaces, and parking.
Miami Free Zone, Doral, FL
Master Plan for 1.25 million square foot international trading
hub with offices, showrooms, hotel and exhibition center. CBT’s
design incorporates and enhances the proximity of the free trade
zone without compromising the security and functionality.
Liberty Mutual Headquarters, Boston, MA
Design for a new 22-story, 590,000-square-foot LEED Gold
Certified building with offices, full service dining/catering
for the entire campus, below grade parking and a new glass
bridge that connects to their current headquarters.
Hartford 21, Hartford, CT
Architectural and urban design, construction administration,
and commissioning services for a 930,000-square-foot
development with a 36-story residential tower, retail, sports
club, parking, and a new entry for the Hartford Coliseum.
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Government Center Garage Redevelopment, Boston, MA
Master plan and urban design for a 2.3 million-square-foot
development for 812 residences, 1.3 million square feet of office
space, 82,500 square feet of retail, and a 196-key hotel. Services
include site planning, obtaining BRA approvals, and creating the
background for expedited approval of the first residential tower.

Guest Street Corridor Master Plan, Boston, MA
Master planning and urban design for the repositioning and
redevelopment of 25 acres in the Brighton Landing area of Boston.
Hartford 2010 Action Strategy, Hartford, CT
Urban design to leverage the investment of over one billion dollars
throughout the past five years. The framework includes land-use
strategies, development, transportation, and public improvements.
Twenty | 20 NorthPoint, Cambridge, MA
CBT is designing a 440,000-square-foot 19-story residential
building that includes loft, studio, and 1- to 3-bed units. Amenities
include a great room, pool, cafe, bar/lounge, media room, fitness
center with a half court gym, and a garden courtyard.
Sierra Residences at NorthPoint, Cambridge, MA
Design of residential building with 99 one-bedroom plus loft
condominiums over eight stories.
Tango Residences at NorthPoint, Cambridge, MA
Design in conjunction with architectsAlliance of Toronto of new 230
unit residential tower offering a wide variety of unit types, including
studios, one-bedroom, two-bedroom, and duplexes.
Boca Corporate Center, Boca Raton, FL
Exterior entry and interior space upgrades to this research and
office facility originally constructed for IBM, involving a new glassy
entry pavilion, and new conference, café, and atrium spaces.
Boston University, Strategic Plan, Boston, MA
Strategic plan to enable BU to cohesively address the dynamics of
several external pressures as well as a need to create an identity
for itself.

Puerto Rico Convention Center, San Juan, Puerto Rico
Master planning and urban design services for a new four millionsquare-foot mixed-use development located on 113 acres in San
Juan, Puerto Rico.
Middlebury College, Biomass Addition, Middlebury, VT
Addition of service building component to integrate all of the
disparate components into a cohesive building image.
Mount Ida College, Veterinary Technology Center, Newton, MA
State-of-the-art veterinary facility that includes humane housing
and treatment areas, faculty/staff offices, conference spaces, and a
student lounge.
The Lantern, Taiwan
Design of a new 35-story residential tower in Tai Chung,
Taiwan consisting of 1-2 condominium units per floor and
underground parking.
Portland Yacht Waterfront, Portland, ME
Master planning for a 10-acre mixed-use waterfront development
featuring a marina, hotel, residences, and retail spaces.
Woburn Public Library, Woburn, MA
Design for an 18,000-square-foot renovation, and a 21,500-square
foot addition to a signature 1879 H.H. Richardson Library building
to create an integrated 21st-century library.
Belmont Country Club, Belmont, MA
Design for a new 54-000 square foot clubhouse that integrates
interior and exterior features. New facilities include a fitness center,
hitting bays, a 3-pool swimming facility with shade structures, and
a cabana building.
Tedesco Country Club, Marblehead, MA
Design for a 6,288 square foot clubhouse including a grille room,
function room, locker rooms, member lounges, patio/terrace, pro
shop, administration and facilities areas, and revitalization of the
course at the 3rd hole.
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Adam C. McCarthy, P.E.

FIRM BIOGRAPHY

Principal
McNamara • Salvia Structural Engineers brings award winning creativity,
innovation, and experience in structural design for a multitude of project
types, most especially multi-story mixed use projects. Now with over 120
staff members in three offices (Boston, Miami, and New York), including more
than 50 registered professional engineers, we utilize a value engineering
approach and in-depth technical design knowledge in order to ensure efficient
and cost effective solutions for a wide variety of projects.
McNamara • Salvia has enjoyed a long history of collaborative success with
CBT Architects spanning over more than 25 years. Recent examples of new
office exemplary projects include the designs of Liberty Mutual World
Headquarters, Atlantic Wharf Office Tower, 111 Huntington Avenue Office
Tower, 121 Seaport Boulevard, and the One Congress Redevelopment Office
Tower. We have also collaborated on several large scale Office Tenant FitOut projects for companies such as MFS Investments, Liberty Mutual, and
Eaton Vance.
Our key personnel on this upcoming project include Founding Principal
Joseph A. Salvia, P.E., Adam C. McCarthy, P.E. as Principal-in-Charge,
Kevin M. Westerhoff, P.E., LEED AP® as Senior Project Manager, and Daniel
J. Bjorkman as Senior Modeler.
We are proud to enjoy a continued and successful relationship with CBT
Architects as evidenced by the work we have collaborated upon together:
Atlantic Wharf, One Congress Redevelopment, Waterside Place, Northpoint
Parcels I, N, S and T, 111 Huntington Avenue, 101 Huntington Avenue, The
Mandarin Oriental Boston Hotel and Residences, Bulfinch Parcel 1B, Liberty
Mutual Headquarters and Bridge, Center Plaza Redevelopment, Erie
Insurance Headquarters, and The Fenway Point Building.

Discipline: Structural Engineering
Role: Principal-in-Charge
Hourly Rate: $275.00
Location: McNamara • Salvia’s Boston Office (101 Federal Street, 11th Floor
Boston, MA 02110)
Expertise: A member of the McNamara • Salvia team for over 20 years, Adam
possesses a detailed approach to structural design and project management.
Adam is well-rounded in all aspects of complex structural systems, as well as
respected throughout the industry for his experience and strong collaborative
skills. In his spare time, he shares his expertise as a structural advisor to
architectural thesis candidates at the Boston Architectural College.
Relevant Experience:
South Station Tower, Boston, MA
100 College Street Laboratory/Office Building, New Haven, CT
111 Huntington Avenue Office Tower, Boston, MA
888 Boylston Street Office Building, Boston, MA
Atlantic Wharf, Boston, MA
Copley Tower Retail Expansion, Boston, MA
GTECH Headquarters, Providence, RI
Liberty Mutual Headquarters, Boston, MA
Northpoint Parcel N “20/20” Residences, Cambridge, MA
One Congress Redevelopment, Boston, MA
Partners Healthcare Facility, Somerville, MA
Seaport Square Parcels M1 & M2, Boston, MA
Waterside Place I & II, Boston, MA
Wynn Casino & Resort, Everett, MA
The Fenway Point Building, Boston, MA
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Kevin M. Westerhoff, P.E., LEED AP®
Joseph A. Salvia, P.E.

Senior Project Manager

Founding Principal
Discipline: Structural Engineering

Discipline: Structural Engineering

Role: Conceptual Design

Role: Senior Project Manager

Hourly Rate: $275.00

Hourly Rate: $170.00
th

Location: McNamara • Salvia’s Boston Office (101 Federal Street, 11 Floor
Boston, MA 02110)
Expertise: Joe has been intimately involved with the conceptual design and
structural systems selection and optimization on nearly every project that has
been prepared and produced by McNamara • Salvia and his guidance and
leadership will guide the structural system for this project.
Relevant Experience:

Location: McNamara • Salvia’s Boston Office (101 Federal Street, 11th Floor
Boston, MA 02110)
Expertise: Kevin has significant experience of working with some of the
largest mixed use development projects during his fourteen years at
McNamara • Salvia. His skillset allows him to manage and deliver some of
the most demanding projects in the Northeast. Additionally, Kevin is the
trusted point of contact for the improvement and preservation work at both
Fenway Park and Gillette Stadium.

Biogen World Headquarters, Cambridge, MA
BOSE World Headquarters, Framingham, MA
Copley Tower & Tower Addition, Boston, MA
GTECH Headquarters, Providence, RI

Relevant Experience:
The Mandarin Oriental Hotel and Condominiums, Boston, MA
80 Broad Street Residences, Boston, MA

Northpoint Parcel N “20/20” Residences, Cambridge, MA

Copley Place Retail Expansion and Residential Addition, Boston, MA
One Franklin Redevelopment, Boston, MA
Partners Healthcare Facility, Somerville, MA
111 Huntington Avenue Office Tower, Boston, MA
888 Boylston Street Office Building, Boston, MA

Fan Pier Hotel Residences, Boston, MA
One Canal, Parcel 2ABC, Boston, MA
One First Street Residential Development, Cambridge, MA

Reebok World Headquarters, Canton, MA

Prudential Center Retail/Office Renovations, Boston, MA

One and Two International Place, Boston, MA

The Intercontinental Hotel/Residences, Boston, MA

Seaport Square Parcels M1 & M2, Boston, MA

The Metropolitan Residential Development, Boston, MA

System Soft Headquarters, Framingham, MA

Waterside Place Residential Tower, Boston, MA

Waterside Place I & II, Boston, MA

Filene’s Tower (for Vornado), Boston, MA

Wynn Casino & Resort, Everett, MA
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Robert M. Leber, PE, LEED AP
Senior Vice President
Principal-in-Charge, Senior HVAC Engineer

Firm Profile
Cosentini Associates was established in 1952 to provide consulting services in the mechanical and
electrical engineering disciplines. What started out as a six-person firm has grown to employ more
than 300 professionals in offices in Boston, MA; New York, NY; Chicago, IL; Los Angeles, CA;
Irvine, CA; San Diego, CA; Freehold, NJ; Houston, TX; Miami, FL; Mexico City, Mexico; Calgary,
Alberta, Canada; Paris, France; and Shanghai, China. Cosentini’s unparalleled combination of
engineering expertise and innovation has inspired architects and owners throughout the world to
entrust the firm with many of the greatest buildings of the 20th and 21st centuries.
Project types include large-scale mixed-use developments, residential towers, hotels, corporate
headquarters, high-rise commercial office buildings, tenant interiors, libraries, academic facilities,
museums and performing arts centers, government office buildings, command and control
facilities, healthcare and R&D facilities, courthouses, and mission-critical facilities.
In 1999, Cosentini greatly expanded its engineering and design resources by joining Tetra
Tech, Inc., a nationwide alliance offering consulting, engineering, and technical services. With
nearly 13,000 associates in 330 offices around the world, the company supports commercial
and government clients in engineering design, resource management and infrastructure,
telecommunications support services, applied science, management consulting, and construction
management.

Integrated Services
One particularly unique aspect of Cosentini’s engineering practice is the firm’s fully integrated
array of service offerings. Engineering services comprise HVAC, electrical power, fire protection,
plumbing, mission critical, telecommunications, security, audiovisual, specialty lighting, energy
conservation and LEED design/facilitation, code consulting and fire engineering, commissioning,
and construction services.

EDUCATION
M.B.A., Boston College /
1994
B.S., Mechanical
Engineering / Clarkson
University / 1986
LICENSES AND
REGISTRATIONS
PE: MA and 11 other states
PROFESSIONAL
AFFILIATIONS
MED|Ed Facilities Executive
Advisory Board
NAIOP Commercial Real
Estate Association
Society for College and
University Planning
National Society of
Professional Engineers
National Council of
Engineering Examiners

PROFESSIONAL HISTORY
Responsible for a legacy of brilliantly executed, prominent, high-profile projects,
Robert M. Leber, PE, LEED AP is one of Boston’s pre-eminent engineers. He joined
Cosentini Associates, Inc. in 1986. As Senior Vice President and Managing Director of
Cosentini Associates’ Boston office, Mr. Leber has significant expertise and experience
in the design of mechanical systems for a wide variety of building types, including
mixed-use, corporate headquarters and office, residential, educational, and public
assembly. His professional associations include: MED|Ed Facilities Executive Advisory
Board, NAIOP Commercial Real Estate Development Association, Society for College
and University Planning, National Society of Professional Engineers, and National
Council of Engineering Examiners.
PROJECT EXPERIENCE
Mr. Leber’s relevant experience includes the following mixed-use developments:

 The Hub on Causeway, Boston Garden Redevelopment, Boston, MA
 Seaport Square, Parcels M1 and M2, Boston, MA
 Seaport Square, Parcels B and C, Boston, MA
 The Van Ness (Boylston West), Boston, MA
 Merano, Parcel IB, Boston, MA
 1330 Boylston Street, Boston, MA
 Millennium Place, Boston, MA
 Battery Wharf, Boston, MA

Innovation
Cosentini has played a significant role in the commercial realization of innovative technologies,
both in an impressive portfolio of built projects as well as through service to organizations such
as the United States Green Building Council (USGBC). The firm employs more than 75 LEEDaccredited professionals, with a portfolio of 50+ LEED-certified projects and 70+ projects
currently in the process of achieving various levels of LEED certification. The firm is proud of
many years of work in engineering energy-efficient, environmentally conscious designs, and of its
portfolio of firsts in these areas.

Global Presence
Cosentini is an international firm with strong alliances in every major country, and a portfolio
that encompasses projects throughout the Americas, Europe, the Middle East, and Asia. Whether
following clients to new parts of the world, or meeting a new client requiring expertise in a distant
region, Cosentini is truly a global firm.
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Key Team Members

Company Overview
Nitsch Engineering specializes in providing civil, transportation, and structural
engineering; land surveying; green infrastructure; planning; and GIS services.
Founded in 1989, we have now worked with a wide range of clients on major
private development and public infrastructure projects in 18 states and five
countries. Nitsch Engineering is the largest Women-Owned Business Enterprise
(WBE) civil engineering firm in Massachusetts, and is a certified WBE in New
York, Pennsylvania, and Virginia. We have earned the respect and confidence of
our clients, as demonstrated by the fact that 92% of our work comes from repeat
clients.
Civil Engineering
Nitsch Engineering’s professional engineers coordinate their efforts with
architects, landscape architects, and owners to provide comprehensive solutions
to site-development issues. Our proactive approach to addressing stormwater
management, grading, site utility, and permitting issues allows us to identify and
resolve potential problems before they become critical issues.
Transportation Engineering
Nitsch Engineering recognizes that the transportation elements of a project –
including vehicle, bicycle, and pedestrian traffic – often set the tone for how a
project is balanced in the surrounding environment. We perform traffic studies;
prepare transportation master plans; and provide roadway design and permitting.
Structural Engineering
Bridges are an essential element of our nation’s infrastructure, and Nitsch
Engineering’s structural engineers devise innovative, cost-effective, and
sustainable solutions that keep our communities safe. Our staff are experienced
in designing new bridges, rehabilitating older bridges, providing NBIS bridge
inspection, and assessing bridge load rating.
Land Surveying
Nitsch Engineering works with each client to determine the appropriate scope of
services and level of accuracy to meet the objectives of the project, whether for a
property line, topographic, title insurance, construction layout, laser scanning, or
interior building surveys.
Green Infrastructure
Using principles of biomimicry, ecohydrology, and ecological restoration, and
often incorporating rainwater harvesting, Nitsch Engineering’s integrated
approach results in sites that more closely reflect natural ecological patterns than
traditional engineering techniques, while accomplishing the program objectives.
Planning
Nitsch Engineering works with our clients to prepare feasibility studies and
master plan documents that evaluate alternatives with the goal of providing the
“best use” plan for the site and environmentally sound solutions. We identify
potential impacts, obtain project approvals, manage the public participation
process, and follow through with the permitting process.

John M. Schmid, PE, LEED AP BD+C
Executive Project Manager, Boston Design and Permitting
John has 26 years of experience in civil engineering, including 20 years at Nitsch
Engineering, where he is an Associate and shareholder. His expertise has
focused on providing innovative civil engineering design services for commercial,
residential, and recreational developments.
John’s experience working in the City of Boston has allowed him to establish
close relationships with the city’s decision makers. In addition to his expertise in
working with the Public Improvement Commission, Boston Conservation
Commission, Boston Public Works Department, and the Boston Transportation
Department, in 2005 John assisted the Boston Redevelopment Authority and the
Boston Water and Sewer Commission in drafting the technical components of the
city’s groundwater recharge regulations known as Article 32, Groundwater
Conservation Overlay District. Since 2006, John has also served as the lead
designer for the redevelopment of Fan Pier and Seaport Square in South Boston.
These two developments consist of over 30 parcels on over 40 acres of land.
Deborah M. Danik, PE, CPESC, LEED AP BD+C
Project Manager
Deb has 13 years of experience in the civil engineering field, with an emphasis
on urban site design, coordinating projects, integrating sustainable site practices,
and resolving permitting issues in the City of Boston. Her project experience
includes mixed-use and commercial developments, transportation-related
projects, academic facilities, and providing review services in Massachusetts.
She is very experienced in providing drafting and design work, estimating, site
visits, and calculations, and is able to combine her technical and communication
skills to successfully serve a number of clients.
Chris Hodney, EIT
Senior Project Designer
Since beginning his career as a civil engineer, Chris has focused on providing
site design services for commercial and residential projects in the City of Boston,
as well as large academic projects throughout eastern Massachusetts. His
primary role in these projects is providing drafting, roadway grading, and
construction administration services. As the result of his experience in the City of
Boston, Chris has developed an understanding of how to work through the
Boston Water and Sewer Commission and Public Improvement Commission
permitting processes.
Ryan Gordon, EIT, LEED Green Associate
Project Designer
After majoring in civil engineering at Northeastern University, Ryan joined Nitsch
Engineering as a Project Designer, where he supports engineering design teams
in designing site improvements. He is proficient in AutoCAD and HydroCAD, and
has excellent verbal and written communication skills. Ryan specializes in
working on projects in the City of Boston, making him familiar with the City’s
processes and permitting requirements.

GIS Services
Nitsch Engineering meets our clients’ planning, engineering, and land surveying
needs with Geographic Information Systems (GIS) technology. By overlaying
many different site factors, GIS analysis can help simplify the planning process
when complex site or land issues are involved.
www.nitscheng.com
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COMMITMENT TO MINORITY-WOMEN-DISADVANTAGED BUSINESS ENTERPRISES
Trans National Properties believes strongly that the size and
scope of our proposed project offers a unique opportunity to
deliver community benefits to the neighborhoods of Boston
and throughout the Commonwealth in the areas of job creation
and job training. TNP has proposed creative strategies that
look to educate, empower and employ Minority, Women and
Disadvantaged Business Enterprises and is committed to adding
these firms to its Development Team. In addition, the existing
Development Team which was formed and has over 10-years of
experience with the Winthrop Square site all actively promote the
growth of women and minorities in their business enterprises. As a
result, we are also proposing the following strategies that recognize
creating opportunity for MBE’s, WBE’s and DBE’s is of the
utmost importance in the City of Boston and that Trans National
Properties is committed to growing, advancing and employing
these enterprises.
Year-Up Partnership at the Entrepreneur
Innovation Center (EIC)
Trans National has had a relationship with some of the founders
of Year Up (one is a former Trans National employee) since it was
conceived in 2001 and have provided financial support on an
on-gong basis. Year-up was a tenant of 133 Federal since it opened
its doors in January of 2001 to a class of 22 students. Now serving
more than 200 students each year at sites in downtown Boston,
Year Up Boston continues to demonstrate the successful impact
the program has on the lives of our urban young adults. With more
than 40 corporate internship partners, 100 community partners and
300 volunteers, the commitment of the communities in which we
serve has been inspiring and motivating.
Leveraging Year-Up’s framework that’s provided underserved
young adults with the skills, knowledge and the experience today’s
businesses demand, Trans National will consult and partner with
Year-Up to create a center within the EIC that provides these
services with a focus on Entrepreneurship, Financial Technology
and the Development & Construction Trades. This will ensure
young adults from Boston’s neighborhoods will be taught the skills
they need to begin successful careers, earn a living wage and
become leaders and owners of future minority and women owned
business enterprises. In return, employers in these areas will gain
access to a wider pipeline of well-trained women and minority
talent than ever before, talent they need to compete in Boston and
across the globe.
Mel King Empowerment Program
The Mel King Empowerment Program (MKEP) is a partnership
between City of Boston, the BEST Corp Hospitality Training Center
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(HTC) and the Boston Hospitality Workers Union UNITE HERE Local
26. MKEP has successfully partnered with hotel developers and
existing union hotels to ensure the hospitality workforce in the
City of Boston is representative of Boston’s neighborhoods. To
ensure this project directly benefits every Boston neighborhood,
the proponent has committed to working with the Mel King
Empowerment Program in partnership with the proponents hotel
operator, the HTC will recruit and train a diverse workforce made
up of Boston residents. If selected Trans National will identify an
operator and request funding through a portion of the job linkage
contribution designated by the City of Boston’s Neighborhood
Jobs Trust.

and entrepreneurship among disadvantaged minority and women
owned businesses. Subsidies will be made available for minorities
and women with a focus on design, construction, and real estate
development to redress the lamentable lack of innovative WBE’s
and MBE’s in these fields.

Minority Investors
Trans National Properties will pursue capitalization from minority
based investment firms, including, but not limited to the
following firms that members of Trans National Properties senior
management have long standing relationships with:

Design Team Diversity and Inclusivity
At CBT small, minority and women-owned business participation
is an important part of our team’s culture and we strive to meet
participation expectations on every project. We regularly conduct
interviews of certified candidate firms to assess their experience
relative to our projects, their business practices, and their overall
compatibility with our design teams.

Artemis Real Estate Partners which was co-founded by Deborah
Harmon and Penny Pritzker in 2009 and is headquartered in
the Washington D.C. metropolitan area. Artemis is a real estate
investment management firm that invests with best-in-class local
operating partners, both with investment funds and separate
accounts that focus on partnering with established and emerging
minority and women operating partners, in multifamily, office,
industrial, retail and senior housing across opportunistic, value add
and enhanced core strategies. Artemis has raised approximately
$2 billion of investor equity in two distinct lines of business: two
opportunistic commingled funds and an emerging manager
focused separate account. Artemis's sole focus is U.S. commercial
real estate.
Admiral Capital Group an MBE, who is an emerging manager fund
in partnership with USAA, whose Managing Director of Investments
has a long standing relationship with senior management of Trans
National Properties.
One United Bank an MBE, is the premiere bank for urban
communities, whose mission is to provide affordable financial
services to support economic development in urban areas. Trans
National has also been an investor in One United Bank.
M/WBE Engagement—Building Operations
In the operation of the completed project Trans National will seek
out service and supply contracts with eligible and capable M/W/
DBEs. More importantly in the operation of the EIC, programs will
be specially developed as noted above to encourage innovation

The EIC will also offer a mentorship program where graduates of
its programs can offer advice to those developing new businesses
around innovative ideas, and where seasoned professionals can
mix with W/M/DBE start-up entrepreneurs. In this way the project
will help redress the gender and race imbalances in the design and
development professions and create success stories in our industry.

CBT
David Hancock AIA, ASLA, LEED AP
David Nagahiro AIA, LEED AP
Henry Celli AIA, LEED AP
Cosentini
Robert M. Leber PE LEED AP
Nitsch Engineering
John M. Schmid, PE, LEED AP BD+C
Deborah M. Danik, PE, CPESC, LEED AP BD+C
McNamara Salvia
Kevin M. Westerhoff, P.E., LEED AP
Green Engineer, Inc.
Erik A. Ruoff, B.A., LEED AP BD&C
Christopher R. Schaffner, PE, LEED Fellow
Neetu Siddarth, BEMP, LEED AP

We seek to build our own design teams from the perspective of
increasing inclusivity and diverse participation. By advocating for
inclusivity and diversity in our team building we believe we will
actually create a better team. We actively seek consultant partners
who promote women and minorities and who assign diverse teams
to our work. Due to the complexity of high-rise construction on
this tight urban site we have chosen a core group of engineers
we know to be capable of the fast-paced, complex services that
Transnational will require irrespective of their WBE and MBE status.
Following designation there will be another round of professionals
added to the design team for specialty consulting in landscape,
acoustics, elevator design, façade maintenance, technical specs,
etc. We will choose as many of these as possible from qualified
MBE and WBE consultants.
Women and Minority Design Scholarship Program
In recognition of this choice of primary engineers, because of
Boston’s unique status as the epicenter of higher education, and
because we firmly believe in the power of education to lift the
otherwise disadvantaged, we propose an additional approach
to diversity goals. Although this proposal is in its infancy and
requires further development, we think it is a unique and
compelling approach.
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Description of the methodology for determining necessary parking ratios
This methodology is discussed at length in section D.6
D. Infrastructure Provision
⊗ Description of the intended ·approach to existing utilities and easements
Sufficient utility capacity exists at or near the site; a discussion of the project’s intentions
with regard to utility service is located in sectionD.7
⊗ Description of the intended approach to provision of streets and to the existing public
streets
As is only possible with this proposal, the intention is to close the existing Federal Court,
to redevelop Milton Court as pedestrian way allowing occasional service vehicle access,
and to extend Daniel Webster Park into the site. Further discussion of public streets is
contained in section D.7
⊗ Explanation of the groundwater monitoring and replenishment strategy
Groundwater will be replenished on both sides of the site through carefully engineered
porous paving. Three permanent groundwater monitoring wells will be left for the
Groundwater Trust’s use at the end of construction. Further discussion may be found at
D.7 and in Haley and Aldrich’s overview in Appendix XII
⊗ Description of all intended site improvements and off-site improvements
Intended improvements to the public streets surrounding the project are discussed in
section D.7
E. Environmental Remediation and Sustainability
⊗ Intended strategy for environmental remediation
Extensive survey and study has been completed Trans National. Hazardous material
within the building will be abated prior to demolition, and soils will tracked be disposed in
appropriate landfills. Further discussion is provided in section E.5 and in the
consultant’s discussion, Appendix XII
⊗ Description of sustainable design and green building principles, technologies, and
practices to be incorporated into project
Trans National will employ extensive green strategies with LEED Platinum as a goal,
and attaining no less than Gold plus eight credits. Discussion of the LEED credits and
sustainable and resilient features is included in sectionE.1
⊗ Appropriate LEED Project Checklist(s) and a list of the LEED-accredited professionals
on the development team
A LEED checklist showing the path to 70 credits is included in section E.1, and a list of
LEED accredited professionals on the project team is included in Appendix I.
F. Economic Development Strategy
⊗ Explanation of the project's role in diversifying the Boston economy and creating
connections to the larger regional economy
A thorough discussion of the project’s role in transforming the Financial District through
development of the EIC’s programs in entrepreneurship, leadership, and the
encouragement of innovation is located at E.7 Economic Development Strategy
⊗ Description of the types of commercial users the project includes or is targeting and the
features of the project that support the goal of attracting the target tenants
The residential portion is target to two demographics – the mobile younger tech
workforce, and those more settled but vital couples seeing the advantage of a modern
urban lifestyle; the offices will be marketed to innovative tech companies and growing
enterprises that value to large floorplates only this project can provide for their creative
and collaborative work styles. Together these two uses bring over a thousand residents
and several thousand new employees who will drive the 18/7 activities of the ground
floor. These uses are discussed at length in Section D discussing Program and Design
and the economics of this program are discussed at length in the separate Financial
Submission
⊗ Explanation of the project's ability to accommodate a range of uses and to remain
adaptable and economically viable over time
The project, through variety of initial provision, and through the innate fungibility of office
and work space will always remain viable. Its location at the crossing of many pathways
in the city assures its centrality. Discussed at length in section E.2
⊗

Appendix II:
Submission Checklist

This checklist should be completed and included as part of the proposal submission. If items are not
included, a written explanation of why they have been omitted should be included.
DEVELOPMENT AND DESIGN SUBMISSION
1. Development Team
Letter of Interest
included
⊗ Resumes and qualifications
Capsule description of team included in Introduction; Firm Qualifications and Resumes
included as Appendix I
2. Development Concept
A. Development Program
⊗ Description of the proposed development program
1.7 million sq ft mixed-use program is included at C.2 Program Overview
⊗ Listing and description of each proposed building
The project consists of a single building featuring retail space and the Entrepreneur
Innovation Center at grade, a large-plate office podium, and two residential towers
above. These elements are described and illustrated in detail in Section D Program
Development and Design Description
⊗ Description of the planned phasing of the project development
Potential for phasing the project is further detailed at D.8 Optionality and Phasing The
project has the optionality to be developed in two phases with the EIC and one tower in
the first phase and the other tower as a second phase.
⊗ Explanation of the underlying rationale for the program
The mixed use program brings a critical mass of new residents as well as office facilities
and the EIC which will drive transformation of the Financial District into Boston’s newest
Entrepreneurial District. A detailed discussion of the program rationale is located in
section B.4 discussing the program elements of the project
⊗ A discussion of the required zoning relief and any zoning amendments or variances hat
would be required for the proposed development
The project will require relief for development density among other items, but not for use
or height. A detailed listing of all regulatory agencies is located at section E.4
B. Housing Component
⊗ Description of the types and sizes of all housing units proposed
Residences will be developed in unit types ranging from one to three bedrooms and in a
range from very efficient use of space to luxurious spaciousness. A detailed program
discussion is located at section D.4
⊗ Explanation of compliance with the BRA's Inclusionary Development Policy and the
affordable housing objectives of this RFP
Trans National will comply with Inclusionary Development Policies promulgated by the
City and the BRA. A detailed discussion is provided at section D.4
C. Transportation and Parking
⊗ Description of the parking program associated with each proposed use
500 parking will be provided on a shared basis and as an accessory use for the
homeowners and office tenants. A detailed discussion is included in section D.6
⊗ Description of strategies to minimize automobile use
Trans National will encourage alternates to automobile use through such facilities as the
extensive bike storage and repair facility, subsidized T passes for employees, and
membership in the district TDM program. Detailed discussion is provided in section D.6
⊗

Boston Redevelopment Authority

115 W I N T H R O P S Q U A R E — D E V E L O P M E N T A N D D E S I G N S U B M I S S I O N

Request for Proposals

Boston Redevelopment Authority

Request for Proposals

F : A ppe n d i x II

75

Description of any actual or intended use of financial and technical assistance available
for real estate development and business development
Discussed in the separate Financial Submission
⊗ Description of community-based and minority/MBE participation on the development
team
Discussed in Appendix I
⊗ Estimate of the number of construction jobs that will be generated by the proposed
project
The project is estimated to generate 4,459 FTE construction jobs, a thousand more than
any competing proposal. Detailed discussion and analysis located in section B.2 and
the separate Financial Submission
⊗ Estimate of the number of new permanent full-time jobs and the basis for the estimate
The project is estimated to generate 4,024 permanent new jobs, two or three thousand
more than competing proposals. Detailed discussion and analysis located in section B.2
and the separate Financial Submission
⊗ Estimated occupation characteristics, skill levels, and wages of permanent jobs
Permanent jobs will be distributed among skilled tech workers, hospitality professionals,
entrepreneurial vendors, and the teaching-mentoring staff and volunteers of the EIC.
Further discussion may be found in the separate Financial Submission
⊗ Description of possible and intended strategies for achieving the community goals
related to employment in all phases of the project
The Design and Development teams strive to include women and minorities on their
teams; a unique minority entrepreneurship program will be instituted for this project
(described in Appendix I); Construction contractor will be required to use best efforts to
achieve hiring goals; EIC will have a cornerstone program in developing minority,
disadvantaged, and women entrepreneur innovators (discussed in detail at section D2)
⊗ Description of the development team's history of meeting hiring and training goals
Discussed in the separate Financial Submission
⊗ Description of potential business partnerships and goods and services contracts,
including the estimated amount of such contracts
Discussed in the separate Financial Submission
⊗ A description of possible intended strategies for achieving the community goals related
to business development and subcontracts
Discussed in Economic Development Strategy, section E.7
⊗ Explanation of other long-term opportunities and benefits for local businesses
Discussed in Economic Development Strategy, section E.7
⊗ Account of involvement by local businesses and business development specialists in the
development of the proposal
Discussed in Economic Development Strategy, section E.7
G. Urban Design
⊗ Neighborhood plan
See sections C and D
⊗ Site plan
See sections C and D
⊗ Concept diagrams and illustrations
See section D.1
⊗ Written description of how the proposed development successfully interprets the urban
design guidelines
Included in section E.2; the project meets all guidelines
⊗ Diagrams and illustrations of proposed improvements to existing pedestrian and bicycle
networks, the local street network, and transit facilities
See section D.6 for a discussion of local streets
⊗ Circulation plan
See section D.1
⊗ Building elevations
Included in Appendix XIII
⊗ Conceptual designs and schematic floor plans of all buildings

Included in Appendix XIII

⊗
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⊗ Street elevations
Included in Appendix XIII

⊗ Perspective drawings
Included throughout sections B, C, and D

⊗ Digital 3model
A digital model of the building oriented to the BRA’s grid is being supplied on a thumb
drive under separate cover

H. Implementation Plan
⊗ Timeline
⊗ Trans National’s proposed project schedule is condensed as a result of work undertaken
previously. A graphic representation of this schedule which assures the shortest time to
deliver the project is included at section E.8 along with written explanation

⊗ Outline of regulatory approvals
Trans National has undertaken a detailed review of all the regulatory processes and
agencies that have jurisdiction over the project. This list is included in section E.4

I. Certificates and Supporting Materials
⊗ All certificates included in the Appendixes, completed and signed.
All the required certificates have been executed and are included as appendices to this
document, and for ease of reference, each bears the same appendix number that it had
in the RFP
⊗

Any other materials deemed necessary to indicate the development team's ability to
satisfy the selection criteria outlined in Section VII.
Important materials describing the unique value that Trans National brings to the table
may be found in section B.2 discussing the value of the combined sites, in D.8
discussing the optionality that only this project can bring, and in section E.6 discussing
the depth of knowledge Transnational has obtained over the last decade and the due
diligence already performed.

FINANCIAL SUBMISSION
All required forms listed below and studies are contained in the separate Financial
Submission. Letters from HFF and Toll Brothers indicating the high financial viability of
the project are also included in this document at section E.7

1. Pro Formas
⊗
⊗
⊗
⊗

Development pro forma
15-year operating pro forma
Condominium sales pro forma
Parking pro forma

2. Financing Statement
⊗ Developer equity statement
⊗ Financing commitments
3. Market Study
⊗ Preliminary market study
4. Forms and Disclosures
⊗ Disclosure Statement Concerning Beneficial Interest (Appendix VI)
⊗ HUD Form 6004 (Appendix VII)
⊗ City of Boston Disclosure Statement (Appendix X)
⊗ Certificate of Tax, Employment Security, and Contract Compliance (Appendix XI)
5. Residential Rental Management Plan
⊗ Residential rental management plan
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Appendix VI

BOSTON REDEVELOPMENT AUTHORITY
DISCLOSURE STATEMENT
A.

This Disclosure Statement is being filed in association with (check the appropriate box):
Rule 2 C. (14) of the Rules and Regulations for M.G.L. c. 121A Projects in Boston;
The sale or lease of Urban Renewal parcels (formerly HUD form 6004);
A Boston Redevelopment Authority eminent domain taking under M.G.L. c. 121B where a PILOT
Agreement will be executed with the City of Boston and the Boston Redevelopment Authority.

B.

Project Information:
1) Name of Project:
Winthrop Square
2) Location:
115 Winthrop Square, Boston, Massachusetts 02110
3) Applicant:
Trans National Properties, LLC
4) I hereby state, under penalties of perjury, that the true names and addresses of all Persons who
have Beneficial Interest (including the amount of their Beneficial Interest accurate to within onetenth of a percent. To be referred to herein as their “Percentage Interest”) in the above-listed
Project/Location are listed below in compliance with the provisions of the Boston
Redevelopment Authority Disclosure Statement Policy.

C.

NAME AND RESIDENCE OF EACH PERSON WITH SAID BENEFICIAL INTEREST (continue on
separate sheet if necessary):
Percentage
Interest: *

1. Name:
Address:

Steven B Belkin
8 Rocky Ledge, Weston, MA 02493

TBD%

2. Name:
Address:

Joan Belkin
8 Rocky Ledge, Weston, MA 02493

TBD%
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Appendix IX
City of Boston Disclosure Statement
SCHEDULE A

Question 3 – Real Estate owned in the City of Boston

Commercial Property
2 Charlesgate West
6 Charlesgate West
1161 Boylston Street
133 Federal Street

Residential Property
1280 Washington Street, Penthouse
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April 16, 2016

Mr. Justin D. Krebs
President
Trans National Properties, LLC
2 Charlesgate West
Boston, Massachusetts 02215
Re:

Winthrop Square Garage, Boston
Previous Transportation Planning /Traffic Engineering

Dear Justin:
In 2007 and 2008, HSH provided transportation planning and traffic engineering support to the
Trans National Properties Project Team during the Article 80 Large Project Review process for the
redevelopment of the Winthrop Square garage site. As such, HSH has in-depth knowledge of the
access opportunities and constraints associated with the Trans National combined site.
As part of HSH’s previous design and permitting work with Trans National, we assisted with key
City agency coordination efforts as they related to transportation, particularly with the Boston
Redevelopment Authority (BRA) and the Boston Transportation Department (BTD). Since
transportation is a major element of any large development project, HSH worked closely together
with the Project Team in determining the direction for the Project’s overall permitting strategy. In
close collaboration with CBT Architects, we developed detailed access plans that included below
grade parking and loading/building servicing facilities. In support of the permitting efforts for the
then-proposed 1.4 million square foot mixed-use development, HSH completed a detailed
transportation impact assessment, including development of a traffic operations model for 19
intersections in the downtown Boston core, encompassing regional highway ramp connections and
the local street network serving the site. The model also included the heavily traveled intersection of
Atlantic Avenue and Summer Street at the busy commuter hub of South Station.
In the ten or so years since Trans National’s earlier efforts with the combined Trans
National/Winthrop Square Garage site, certain fundamentals of transportation, particularly urban
transportation, have evolved with the advent of car-share, bicycle-share, and ride-share services; a
population shift to the downtown core following a desire to be non-auto dependent; and an
environmental consciousness progressing from auto dependency and towards sustainability. Other
sustainable transportation elements coming to the forefront in the past decade include creative

11 BEACON STREET, SUITE 1010 | BOSTON, MASSACHUSETTS 02108 | 617.482.7080
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WINTHROP SQUARE GARAGE
PREVIOUS TRANSPORTATION PLANNING/TRAFFIC ENGINEERING

HALEY & ALDRICH, INC.
465 Medford St.
Suite 2200
Boston, MA 02129
617.886.7400

parking solutions, increasing acceptance and promotion of low-emission and electric vehicles, and the
advent of the bicycle as a commuting option with the strong promotion of supporting infrastructure
by the City. HSH feels the next decade will be equally transformative.
As transportation and traffic characteristics have changed since 2007-2008, HSH has continued to be
active in the development of numerous transportation studies in the downtown Boston core and in

18 April 2016
File No. 34213‐974

the immediate vicinity of Winthrop Square. We are forward-thinking in our recommended travel
demand management practices and transportation mitigation efforts for all our projects, with those
in the downtown core lending themselves to being exceptionally sustainable.
We look forward to supporting Trans National with our transportation knowledge and expertise to
provide a marketable and sustainable redevelopment of the Trans National/Winthrop Square Garage
combined site.
Sincerely,

Trans National Properties
2 Charlesgate West
Boston, MA 02115
Attention:

Justin D. Krebs, President

Subject:

Executive Summary – Geotechnical and Environmental Conditions
115 Winthrop Square
Boston, Massachusetts

Ladies and Gentlemen:
The following is a summary or investigations, knowledge gathered, and significant work completed by
Trans National Properties in 2007 at and around 115 Winthrop Square during preliminary design for
what was previously referred to as the Trans National Place/111 Federal Street development project. A
high rise office tower with a six (6) level below‐grade parking garage was planned. A multi‐disciplinary
team was engaged to design the project and solve technical and construction challenges associated with
development, design, and construction at the site, considering constraints and challenges presented by
the existing conditions.

Guy D. Busa, Jr.
Principal

Extensive studies and analyses were undertaken to prepare a comprehensive design and advance the
project through Schematic Design and preparation of a Demolition Package intended for demolition of
the existing vacant City of Boston parking garage.
The following describes the body of knowledge compiled by Trans National Properties related to existing
site conditions. The availability of this body of knowledge provides a definitive approach and
opportunity to accelerate portions of the design and development process, eliminating months of time
that would otherwise be required to gather and analyze the information.


|2|
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Phase I Environmental Site Assessment – A comprehensive environmental review of historic
site information, environmental data bases, records and condition related to the potential for
encountering Oil and Hazardous Materials (O&HM) in the subsurface was undertaken to inform
project planning and cost estimating. Subsequent work included soil sampling and chemical
testing at specific locations to better understand environmental soil quality. Though the report
was completed in 2007, the content is considered relevant since conditions at the site have not
changed in the interim period. Updates of specific items will be required to verify consistency
but the data is readily available for use by this team and saves 4 to 8 weeks of time in the
schedule related to this item.
www.haleyaldrich.com
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Trans National Properties
18 April 2016
Page 2


Subsurface Geotechnical Investigation Program ‐ A subsurface investigation program consisting
of test borings to bedrock, rock coring, and laboratory testing was completed. The program
required significant coordination, obtaining permits, execution and evaluation of results and was
completed over a three to four month period. Due to the dilapidated condition of the garage
access is limited. However, six test borings were drilled to depths of up to 215 ft below the
surrounding sidewalks and other accessible locations on and around the site. The data was use
to develop the foundations support system for the tower and below construction approach for
the below grade garage. This information and knowledge equates to a minimum 6 month
advance on the design for a new development and is readily transferable to a new building
program

April 15, 2016
PRINCIPALS

Theodore A Barten, PE
Margaret B Briggs
Michael E Guski, CCM
Dale T Raczynski, PE



Environmental Soil Testing – Environmental soil testing of samples of fill soils was undertaken
to define environmental soil quality.

Cindy Schlessinger
Lester B Smith, Jr
Robert D O’Neal, CCM, INCE



Foundation and Below Grade Parking Design Solution – As discussed above significant design
work was undertaken to solve site development challenges and advance the underground
engineering for the previous project.

Sincerely yours,
HALEY & ALDRICH, INC.

Andrew D Magee
Michael D Howard, PWS
Douglas J Kelleher
AJ Jablonowski, PE
Stephen H Slocomb, PE
David E Hewett, LEED AP

Samuel G. Mygatt, LLB

Marya E. Gorczyca, P.E.
Senior Vice President

1943-2010

ASSOCIATES

G:\34213\974 ‐ Trans National\2016‐0415‐HAI‐Executive Summary Letter.docx

Dwight R Dunk. LPD
David C. Klinch, PWS, PMP

3 Clock Tower Place, Suite 250
Maynard, MA 01754
www.epsilonassociates.com

978 897 7100
FAX
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Mr. Justin Krebs, President
Trans National Properties
2 Charlesgate West
Boston, MA 02115
Subject:

Winthrop Square

Dear Justin:
Epsilon Associates, Inc. (Epsilon) is pleased to serve as your Team’s permitting
consultant for the upcoming Winthrop Square Garage Redevelopment Project. As
you well know, Epsilon is widely considered to be the leading Article 80 permitting
and MEPA consultant in the industry. Having been a member of the original 2006
Trans National development team that proposed the 1,000-foot high tower on the
site, we are particularly well positioned to assist you now. For the 2006 proposal,
Peggy Briggs was the Principal in Charge and I was Epsilon’s Project Manager. We
will have the same roles on your team for this proposal. We believe we bring a
wealth of technical, regulatory, and site-specific knowledge to the team that gives
our team a significant advantage in being able to prepare the documentation needed
to negotiate the environmental review process as quickly and efficiently as possible.
Although it was never officially filed with the BRA, Epsilon developed a preliminary
draft of an Expanded Project Notification Form (PNF) under Article 80 and an
Expanded Environmental Notification Form/EIR Waiver Request under MEPA for the
2006 proposal that included the full suite of technical studies for the site, including:
transportation, wind, shadow, daylight, air quality, stormwater, noise, hazardous
waste, geotechnical conditions, infrastructure, and historic resources. We believe
that a good portion of this information, mainly that related to existing conditions,
will be able to be reused. For example, we would expect that the geotechnical
conditions, historic resources, infrastructure conditions, hazardous contamination,
etc. will be largely unchanged. Of course, we realize that the new design will
necessitate the re-doing of many of the studies, particularly wind and shadow. But
overall, having this information will give us a leg up on producing the needed
documentation very quickly.
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Mr. Justin Krebs
Trans National Properties
April 15, 2016

2

We will synthesize existing data, newly revised impact studies, and newly required
elements of the filings (such as the Climate Change Preparedness Checklist and
Accessibility Checklist under Article 80, and the greenhouse gas analysis required
by MEPA) into updated filings.
Epsilon specializes in complex, multi-dimensional projects, and we have led
hundreds of projects through Article 80 and MEPA. We have a thorough, up-to-date
understanding of the BRA and MEPA regulations, policies, and procedures. Having
us on board will ensure that the project submittals meet the BRA’s and MEPA
Office’s requirements in form and content, as well ensure that the design meets the
regulatory standards of MEPA and Article 80. This, in turn, will help to ensure that
the environmental review component of the development process moves smoothly
and efficiently.
Again, let me say how thrilled we are to be on your team for this significant project
that will greatly benefit the site and the City. Please call me if you need any further
information.
Sincerely,
EPSILON ASSOCIATES, INC.

David Hewett
Principal
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April 13, 2016
Mr. Paul Malnati, Senior Vice President
TransNational Group
2 Charlesgate West
Boston, Massachusetts 02115
Re: Geotechnical Engineering Services
Proposed Winthrop Square High-Rise Development
115 and 133 Federal Street
Boston, Massachusetts
Dear Mr. Malnati:
GZA is pleased to be included in the project team for TransNational’s current bid for
development rights at the subject project. As you are aware, GZA provided geotechnical
services to TransNational for a previous development proposal for the site. We provided the
attached geotechnical report dated November 9, 2006 that addressed this previous high-rise
building project.
At the time of our report, the proposed high-rise was intended to be about 80 stories and
include excavation to a depth of about 65 to 70 feet over almost the entire 68,000-squarefoot site area to accommodate basement parking. A 4-story podium was planned over the
majority of the site, with the tower rising above a portion of the podium. Although there has
been a lapse of about 10 years since our report and the proposed project has a smaller
footprint and shorter tower, our findings are still relevant to the current plans to develop the
site.
GZA’s previous services included reviewing existing historical information, foundation
information for abutting structures and subsurface information for the area. Based on that
information, we evaluated potential geotechnical issues for the project and provided
preliminary recommendations for foundation design and construction.
GZA is excited to be part of the TransNational team for the 2016 RFP for the site. We believe our
institutional knowledge of the site and abutting properties will provide key input for the site
development team. GZA is ready to help in any way we can. Should you have any questions or
comments, please do not hesitate to contact one of the undersigned.
Very truly yours,
GZA GEOENVIRONMENTAL, INC.

Bruce W. Fairless, P.E.
Associate Principal

Mary B. Hall, P.E.
Senior Principal

An Equal Opportunity Employer M/F/V/H
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AXONOMETRIC VIEWS

Northeast View
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Southeast View

Southwest View

Northwest View
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PHASING

GAR AGE

13 3

Existing Conditions
This diagram shows the existing condition of the combined sites with
Federal Court and Milton Place as service ways surrounding the 133
Federal Street property.
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Demolition and Excavation
The new underground garage and foundation system have been
designed to allow phased construction, as in the Seaport.
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Phase One: Devonshire Tower
A substantial office block and the first residential tower are built on
Devonshire Street. A two-story temporary EIC is built on the existing
garage foundations on Federal Street. Daniel Webster Park is extended
to the EIC.
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Phase Two: Federalist Tower
The 133 Federal Street building is demolished; the EIC is completed
and additional office floors are constructed. Office floors align and are
connected with a 40-foot-deep link at the elevator core.
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Justin D. Krebs
President
Direct: 617.638.3458
Trans National Properties
2 Charlesgate West
Boston, MA 02115

