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Director Brian P. Golden

Boston Planning & Development Agency
Boston City Hall, 9™ Floor

Boston, MA 02201

Re: 401 Congress Street — Art. 80 PNF
Boston, MA

Dear Director Golden:

401 Congress Street, LLC, a joint venture between Boston Global Investors, The Cogsville Group, Eagle
Development Partners, and EDGE Technologies (collectively the “Proponent”), is pleased to submit the
enclosed Project Notification Form ("PNF") to initiate review under Article 80B of the City of Boston
Zoning Code and the Boston Zoning Enabling Act (the "Code").

This filing is also intended to serve as an Environmental Notification Form (“ENF") to initiate review in
accordance with the Massachsuetts Environmental Policy Act ("MEPA") Massachusetts General Law
("MGL") Chapter 30, Section 61-621, and the regulations promulgated thereunder set forth at 301 CMR
11.00. The ENF was filed with the MEPA office on July 1, 2019.

The Proponent intends to construct a new Class A office building with significant public and cultural uses
(the “Project”), located at and around 401 Congress Street in the South Boston Waterfront District of
Boston, Massachusetts (the “Project Site”). The Project Site is owned by the Massachusetts Port Authority
(“Massport”) and consists of two parcels containing approximately 1.6 acres of land. Parcel A2, which is
currently a 1.1. acre surface parking lot; and the Triangle Parcel, which is a 0.48 acre of isolated,
undeveloped land. The Project consists of a total of approximately 675,000 square feet: approximately
645,000 square feet on Parcel A2 and an estimated 30,000 square feet on the Triangle Parcel. Additionally,
the Project contemplates approximately 30,000 square feet of surface improvements along the World
Trade Center Avenue Viaduct outside of the primary parcels but on Massport property.

The Proponent has been granted development rights to the Project Site by Massport in accordance with
the terms of a Development Agreement between the parties. The Proponent anticipates entering into a
long-term ground and air rights lease with Massport thereafter. Due to its location on land owned by
Massport, the Project is not subject to local zoning regulations. However, as with other third-party
projects developed on Massport property, the Project will voluntarily undergo review by the public and
the BPDA under Article 80 of the Code.

Recognizing the unique opportunity to enhance the South Boston Waterfront District through the

transformation of the Project Site and its current uses, the Proponent strives to achieve the following
goals:

55 Seaport Blvd | Boston, MA 02210 | oFFice 617.350.7577 | Fax 617.350.7571 | www.bginvestors.com
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Enhance the public realm and provide a seamless experience between the exterior urban fabric
and the interior public space;

Promote connectivity among the Project Site and other key destinations in the South Boston
Waterfront;

Create a transit-oriented facility with no onsite parking, a direct connection to the MBTA Silver
Line and limited shared parking in Massport's adjacent South Boston Waterfront Transportation
Center;

Create a unique and vibrant workplace with retail and programming opportunities that promote
sustainability, resiliency, and diversity; and

Support Massport's goal of providing financial support for Massport's Maritime mission.

We look forward to continuing to work with the BPDA, Impact Advisory Group, elected officials and the
community in the review and implementation of this Project. We are very excited for the opportunity to
transform an underutilized urban site into a vibrant, welcoming place to work and play.

Sincerely,

John Hynes, IV

BGI

cc:

John B. Hynes, III, Boston Global Investors

Donald P. Cogsville, The Cogsville Group

Gosder Cherilus, Eagle Development Partners

Jan-Hein Lakeman, EDGE Technologies

Andrew Hargens, Eliza Tan, Juan Loveluck, and Stewart Dalzell, Massport
Jonathan Greeley and Aisling Kerr, BPDA

55 Seaport Blvd | Boston, MA 02210 | ofFice 617.350.7577 | Fax 617.350.7571 | www.bginvestors.com



Environmental Notification Form/Project Notification Form

401 Congress Street

Boston, Massachusetts

SUBMITTED TO  Executive Office of Energy & Environmental Affairs

PROPONENT

PREPARED BY

MEPA Office
100 Cambridge Street, Suite 900 (9" Floor)
Boston, MA 02114

Boston Redevelopment Authority, d/b/a Boston Planning and
Development Agency

One City Hall Square, 9™ Floor

Boston, MA 02201

401 Congress Street, LLC / Boston Global Investors, LLC
55 Seaport Boulevard

Boston, MA 02210

VHB

99 High Street, 10" Floor

Boston, MA 02110

In association with:

Sasaki

Nitsch Engineering

Nutter McClennen & Fish, LLP
C3

Arora Engineers, Inc.

TNZ Energy Consulting, Inc.
WS Architects & Consultants
Athena Global Advisors

Haley & Aldrich

July 24, 2019



401 Congress Street

ENF/PNF

Table of Contents

Environmental Notification Form

Chapter 1: Project Description

1.1
1.2

13

14

1.5
1.6
1.7

Site Context and EXisting CONAITIONS ...t eeeseesseesssesssseesssecssesseans 1-2
PrOJEC DESCIIPLION oottt ss e ess b s ss sttt et 1-2
1.2.1  Project Design Approach........nennceneseneeenn. .1-3
1.2.2  Public Realm Improvements and Open Space .......cceeeevverernrenncs .1-4
1.2.3  Site Access and CirCUIAtION. ...ttt sssseessessanees 1-4
T.2:4  PArKiNG ..ottt sss s sssss bbbt st st s st st ssness 1-5
1.2.5 Anticipated Project Schedule and Phasing ........ccoccevomrvnmrrnnrinnrennsinssinnsinnns 1-5
SUMMary Of PUDIC BENETILS ...t ss e 1-5
1.3.T  UIDaN DESIGN oottt sss s st ssss s sss s s ssss st 1-5
1.3.2  Sustainability/Green Building and Climate Change Resiliency .........ccc...... 1-6
1.3.3  Social and ECONOMIC BENEFILS ..o sesesesesessesenees 1-7
REGUIGLONY CONEEXT. ..ottt eesse et cssse s es sttt e 1-7
141 City Of BOSTON ZONING .. iuterieereeiereeseeeesseseesseeeeesseesssessssssssssesssssesssssesssssessssssssssseees 1-9
142 Massachusetts Environmental POlCY ACt........cocceecmmnneceieceiecsiecesenene 1-9
1.4.3  Public Benefits Determination.........cmcnecennecennn. 1-10
Agency Coordination and Community OUtreach......cenecenecerneeernecerenne. 1-10
Project Proponent/Development TEaM .......erereereessessisessisecsisesssssesssenees 1-11
Legal INfOrmMatioN. ... crceieeeieeenecriecsiecsssecesseseseesens 1-13
1.7.1  Legal Judgements or Actions Pending Concerning the Project................. 1-13
1.7.2  History of Tax Arrears on Property Owned in Boston by

thE PrOPONENT ... ittt sereseseseses s ssise s ssssss st ssesessnenens 1-13
1.7.3  Evidence Of Sit@ CONTIOl ...t sieessssesesssesesesesesenes 1-13
1.7.4  PUDIIC EQSEMENTS .....omiirciiciiciecicieesieciiseciseciseesssesisee s ssseesssesssssssses i siseesenes 1-13

Chapter 2: Urban Design

2.1
2.2
2.3
2.4

2.5

SUMMATY Of K&Y BENEFILS ...ttt sss sttt ssssssenns 2-1
Neighborhood CoNteXt......crrnreeieresenesssssessseessssesessesessenes 2-1
Planning Principles and DeSigN GOQIS ......c...courrvnmriennrinmrsinnsisssissssssssssssssssesssssssssssssnses 2-1
Building Design Concept and DevelopmMENt ... ssessssssssssessesenses 2-2
2417 Height aNd MasSing ......cccrciiecsecsiesiecsssessseesesesssesssseessssesssssessssnesssenes 2-2
2.4.2  Character and Exterior Materials......c.ccooconrcnnrionnrionnrennneen. 2-3
24.3  SIGNAQGE ...ttt sttt 2-3
PUDbIiC REAIM IMPIOVEMENTS ...ttt ssssssssssssss st st sssssssssssssssssssses 2-3

i Table of Contents



401 Congress Street ENF/PNF
2.6 STIEELISCAPE ..ottt s e 2-4
2.6.1  Pedestrian Access / CirCulation.......ccecnecnecinsennecrinecnonee .24
2.6.2  ACCESSIDITY ooeureereeeeee ettt sttt e 2-4
2.7 Open Space / Landscape APProach .......inrinsensissississsssisssssssssssssssssssssssns 2-4
Chapter 3: Sustainability/Green Building and Climate Change Resiliency
3.1 SUMMATY Of KEY BENETILS ..o sssssssssss st senns 3-1
3.2 REGUIALOIY CONTEXL ...t ssss st ss st st ss s sssssss st sssessssnssssn st 3-2
3.2.1  Article 37 of BOSton ZoNiNg COAE .......roromrrrnrirnrrienseessisssssssssssssssssssssssssenns 3-2
322  Stretch ENErgy COE... ittt sssssssssssssssssssssssssssssssssssssssssssses 3-2
3.23 BPDA Climate Change Preparedness and Resiliency Policy ........ccccomeennruene. 3-3
3.24  MEPA Draft Climate Adaptation and Resiliency Policy.......ccovceonecerneccnen. 3-3
3.2.5 Boston Climate Action Plan ... 3-3
3.26  Coastal Resilience Solutions for South BosSton..........cnecnnecenneceennecennne 3-4
3.2.7  Massport Floodproofing Design GUIdeliNes.........cooeceoreeeenereenneeeenneeeeseeeeoseseeenns 3-4
3.3 Sustainability / Green Building Design APProach........nneneensenssessseneeens 3-4
3.3.1  Overall Approach to Sustainability and Resilience.......ccoeerrrrrnrrrninnrnnrens 3-4
3.3.2  LEEDvV4 Certification COMPIANCE ......oovveerveiveerreneieseseessiessesessess e ssessenns 3-5
3.4 Preliminary Energy Conservation / Greenhouse Gas Emissions Reduction
APPIOBCK oottt ettt s s s s bbb bbbttt ettt sttt 3-9
34.1  Preliminary Building ENergy .......ccceceeeoneenrennensensrensenenns 3-9
34.2  Preliminary Evaluation of Clean/Renewable ENergy.......ocneeernnnees 3-10
34.3  Early Outreach to Utility COMPANIEs......couucumcvemceueceiineeemireeeriecsassecsisecsinseces 3-11
3.5 Climate Change Preparedness and RESIHIENCY.........oovwrrerrreerereneeeneceeeneceeeeeseeeeseeeoes 3-12
3.5.1  Sea Level Rise and Extreme Storms/FIooding........cmmcnecenecerneccrneces 3-12
3.5.2  Potential Resiliency Measures.........cccemrrenrrernnnen. ..3-12
Chapter 4: Transportation
4.1 Summary of Key Findings and Benefits........c.cuccomcenecennecens ..4-1
4.2 MELNOAOIOGY ..ottt ebese sttt sree e 4-2
4.3 EXIStING CONILIONS ...oorieriereieeeiereeiiecese ettt sas et ssss st st cssesene 4-2
4317 Field RECONNAISSANCE ...ttt asseess s s ss s s sssessnsens 4-2
432 StUdy Area ROBAWAYS .....ovvererirerireciiecsisecesssesesesesesesssessssessssesssssessssnesssenessssnesess 4-3
433  StUAY Area INTEIrSECHIONS. ...ttt se s ssssss st sssssssssssssssnens 4-6
434 Parking FACIHITIES ... ssssst s ssssssssssssseses 4-10
4.3.5  BiCYCI FACHITIES coooueereieceeieeecie ettt 4-11
4.3.6  Pedestrian MODIITY ......ccoerreceiceineceiecesieeesssesiecsisecsssecssssessssnessssseces 4-11
4.3.7  PUDIIC Transportation.......ineiisssessssessssess s s s ssssssssssssssssssssnens 4-11
44 EXiSting Traffic CONAITIONS ......ucvuceicriecrirecerinecerieeerieesisecsisecsesessisnessssnesssanesssanesssenssesens 4-12
447 Traffic COUNE DAta ...ttt sttt ss s sssssssassssnees 4-12
442  Seasonal AQJUSTMENT .......ooccreirrciireciieceiecsiseesssesssses sttt ssssesssssesens 4-13
A5 FULUIE CONAITIONS ..ottt sttt ssss sttt ss e ss s sss st ssss e 4-13
4517 Background GrOWLN ... sisssssssesseses s st ssssssssssssssssssssssnend 4-14

ii Table of Contents



401 Congress Street ENF/PNF
45.2 Additional Development .......nrinnrnnenniennrnns 4-14
4.5.3  Planned Area Roadway IMprovements........oeeeeneeeneeeseeesesenseseseessns 4-15
454 2024 No-Build Traffic VOIUMES ...t 4-16
455  Proposed 4071 CoNgress Street Site.... i isssessssssssssssens 4-16
456 2024 BUIld VOIUMES...... ittt eisesetiseeesssesesssssesessesessesssssssssssesssssessssseees 4-17
4.5.7  Transportation Demand Management..........oceeenecennecerseeenseseneesesecsonee 4-19
458  Construction Management Outling ........cocooevoveveonevenncenne. 4-20
Chapter 5: Environmental Protection
5.1 SUMMAry Of K&Y BENEFItS ...ttt sttt ssssesesssesesens 5-1
5.2 WIN ettt ettt e e SRE ARt 5-2
5.3 SNATOW st e b 5-2
53T MELNOAOIOY .ot ssssssses st st sssssssss s st ssnsssnns 5-3
5.3.2  Shadow ANalysis FINAINGS ..o ceeeseseeieseeieseessseessssesessssessssecsssecsans 5-4
54 SOIAN GIAIE..cuieeeeceeec ettt 5-4
5.5 DAYttt ettt 5-5
551 MELNOOIOY .o ssssssssss sttt sssssssssssssssssssnsssnns 5-5
552 Daylight Study FINAINGS.....oovuiirineeiececeeineeine et eseeissesssseesssessssesesessenes 5-6
5.6 AT QUATILY coeeereeeeceeeeceiectee et ess st sttt bs sttt 5-6
5.6.1  Background.........nnenneeneeneeiseceseeesseesseesesecnonee 5-6
56.2  Air QuUality Standards ...t ssssessans 5-7
5.6.3  BPDA Development Review GUIdElINES.........ccoocorvrerennrinnrenriennseiresieseesesessssesenns 5-8
5.64  Microscale SCreening ANAIYSIS .......cocvenrrernrrnnssinssisnssisssssssssssssssssssssesssssssens 5-8
5.6.5 Mesoscale Air QUality ANAIYSIS ...cc.vvcueereerireeineeireereeieseeiseeisseesseeeseesesesseseesons 5-8
5.7 WaAter QUAIIEY oottt sttt sss st ss s ss s ss st st s s ssnnsen 5-9
5.8 INOISE ettt ciee st e et 5-9
5817 NOISE FUNAAMENTAIS.....coreireiireiieciieeiieeeisseeessseeessseeesssseesssseesssses st sssessssssssens 5-9
582  NOISE IMPACE CrTEIIA c.uveuveeeeeeeriereineiseiesie sttt ssssssssssssssss s ssss s sassens 5-11
5.83  NOiISE MethOdOIOGY.....cccomreereereeeiiecieceseieseeeese et se st sssasees 5-11
5.84  Existing Noise Conditions .........ceweeeremerrnrrernreernrrennreonn. 5-12
585  Future NOise CONAITIONS.....ccvevcricimeireeeieciseriseeisesiseesssecsiseesssessssessssesssssssseees 5-13
5.9  Solid and HazardOUs WaSEES........c..oeueucriereineceineesiseesiseessssesssssessssessssnesssssesesssesesens 5-14
5.9.1  Excavated SOil Management.........irinssinnssissssssssssssssssssssssssssssssssenes 5-14
592  HAzZardoUs WaSt.........oucccieieeieeinseeireciirecsisecssseessseessesssessssesssnssssnssssesssssssseees 5-14
5.10  Groundwater/GeOtECNICAL........ovccuuecirceireceieeeieeesecieee e ssseesssessssesenes 5-15
5.10.1  EXisting Sit€ CONAILIONS ...ttt sssss s sssssssssssssssssssssnnes 5-15
5.10.2 Subsurface Soil and Bedrock CoNditions.........c.coueeeereenereeenmeceenneceeneceeseeeineees 5-15
5.10.3  GrOUNGAWALET «.coveeeieeeeecieecimeceeeteeeteees st ssssecesse et ss s sss s ssssss st ssseees 5-15
5.104 Proposed Foundation CONSTIUCTION.........couvcumcvmeceineceinecerireserieecrisecsinecsiaecns 5-16
511 Temporary ConstruCtion IMPACS ..ot ssseessseessseessseessssssssssees 5-16
S5T1.T CIMP OVEIVIEW ...t esssessessss s s s s s 5-16

iii Table of Contents



401 Congress Street

ENF/PNF

Chapter 6: Historic Resources

6.1 Summary of Key FINdings and BENEFits........coccrmcrmceimeceineceineerecsiecsessecsisessinneces
6.2  Regulatory CoNtexXt.....ernecrmecrineceimeceienen.
6.2.1  Massachusetts Historical Commission........c.cccoevvnrvenen.
6.2.2  Boston Landmarks CommisSion ...........cceecemrvernreenn.
6.3 Historic CONEXE ...
6.4 HISTONIC RESOUICES ..ottt s bbbt s s 6-2

6.4.1 Historic Resources within One-Quarter-Mile Radius of the
Project Site ...coeveeveeveerernennne

6.4.2  Archaeological Resources

Chapter 7: Infrastructure

7.1 Summary of Key Findings and Benefits...........ccoorvomrirnrronnrienneernsrsesresnsiennnns 7-1

7.2 Stormwater Management......o e

7.2.1  Existing Drainage Conditions
7.2.2  Proposed Drainage Approach
7.2.3  Water Quality Impact

7.3 Sanitary Sewage.......ccooveerrrnrrennnns
731 EXISTING SEWET SYSTEIM ..ot seseessseesssessssessssesassesssesescsenes 7-3
7.3.2  Proposed Sewage Flow and ConNECtioNS ........coocvrreenreenrenriennienneensiensieseisssinnnes 7-3
7.3.3  Sewage Capacity and IMPaCES.......cocccomrereeirneeneeine e eisseeesesessessssessssesssecsenne 7-4
7.34  Proposed CONAIIONS ...t ssieessesesesisssesssesssssessssnesssesesssenes 7-4
7.4  Domestic Water and Fire Protection ...........ecnnecennecennecens 7-4
741  Existing Water SUppPly SYStem........ccoecmecenecrnneceiecernnecens
7.4.2  Existing Water Capacity and Impacts.........c..........
7.4.3  Proposed Water Demand and Connections
744  Protection of Utilities During CONStruCtion.......cccooevereeerecennecenneeenereereeeereeeerecenne
7.5  Smart Utilities Program.......c..ccnmeecnmrennrenneennn.
751 Green INFrastrUCLUIE ...ttt esse st ss st 7-6

iv Table of Contents



401 Congress Street ENF/PNF

Appendices

A: MEPA Distribution
B: BPDA Checklists

C: Supporting Transportation Information

v Table of Contents



401 Congress Street ENF/PNF

List of Tables

Table Description Page
1-1 Proposed Development Program..........sessnssensesnssesssssssnsees 1-3
1-2 Anticipated Project Permits and Approvals........n 1-8
2-1 Anticipated Project Permits and Approvals.........en 2-4
4-1 Automatic Traffic Recorder (ATR) Summary 4-13
4-2 Background Annual Traffic Growth Rate ........cco.ccerveerirerirnrrnnsinnsisnsiens 4-14
4-3 Background Projects in the Study Area 4-15
4-4 Unadjusted ITE VEhICIE TIPS ...ovovrerrerrireireieeieeieeiseesesesssesssesssesssssssesssssssenas 4-17
4-5 Travel Mode Share 4-18
4-6 Mode Split Trip Generation.. . ..4-18
4-7 Adjusted Vehicle Trip GENeration.........eneeeneeenneeesneeesseeeseeesseesseeens 4-19
5-1 Solar Azimuth and Altitude Data ..o 5-3
5-2 Existing/No-Build and Build Daylight Conditions ...........ccccevevruenrienrienniennes 5-6
5-3 National Ambient Air Quality Standards.............. w57
5-4 Air Quality Background Concentrations............. .5-7
5-5 Common Outdoor and Indoor Sound Levels........ccc.coevmreomrernerernreonerenne. 5-10
5-6 City of Boston Zoning District Noise Standards, dB(A)........ccc.coevvenervennes 5-11
5-7 Measured Existing Sound Levels, dB(A) ......ccccvevuene.. 5-13
6-1 Historic Resources in the Vicinity of the Project Site.......cccoueconeceonecenene. 6-3
7-1 Sewage Generation Table ... ccecreceecsecsiecsseeeeseeeesens 7-4

Vi Table of Contents



401 Congress Street ENF/PNF

List of Figures

*Note: All supporting graphics are provided at the end of each chapter.

Figure No. Description

1.1 Site Location Map

1.2 Site Context Map

1.3 Existing Conditions

1.4 Existing Site Photos

1.5 Proposed Conditions Site Plan

2.1 Building Axonometric

2.2a Ground Floor Plan

2.2b Mezzanine Floor Plan

2.2¢ Second Floor Plan Including Land Bridge
2.2d Typical Office Floor Plan

2.3a Building Elevation — East

2.3b Building Elevation — North

2.3c Building Elevation — West

2.3d Building Elevation — South

2.4 Building Section

2.5 Site Circulation

3.1 LEED Checklist

3.2a Climate Change Vulnerability — 1% Annual Chance (100-Year Storm)
3.2b Climate Change Vulnerability — High Tide
4.1 Study Intersections

4.2 Current Parking Plan

43 Public Transportation

44 2019 Existing Traffic Volumes

4.5 2019 Existing Pedestrian Volumes
4.6 2019 Existing Bicycle Volumes
47 Background Projects

4.8 2024 No-Build Traffic Volumes
4.9 Trip Distribtution — Entering

4.10 Trip Distribtution — Exiting

4.11 Trip Assignment

4.12 2024 Build Traffic Volumes

Vii Table of Contents



401 Congress Street

ENF/PNF

5.1a
5.1b
5.1c
5.1d
5.1e
5.1f
5.1qg
5.1h
5.7i
5.1j
5.1k
5.11
51m
5.1n
5.2a
5.2b
53

6.1
7.1

7.2
7.3

Shadow Study March 21 — 9:00am

Shadow Study March 21 - 12:00pm

Shadow Study March 21 - 3:00pm

Shadow Study June 21 — 9:00am

Shadow Study June 21 - 12:00pm

Shadow Study June 21 — 3:00pm

Shadow Study June 21 - 6:00pm

Shadow Study September 21 — 9:00am
Shadow Study September 21 — 12:00pm
Shadow Study September 21 — 3:00pm
Shadow Study September 21 — 6:00pm
Shadow Study December 21 — 9:00am
Shadow Study December 21 — 12:00pm
Shadow Study December 21 — 3:00pm
Daylight Analysis — Center of Congress Street
Daylight Analysis — Center of World Trade Center Avenue
Noise Monitoring Locations

Historic Resources
BWSC Existing Stormwater

BWSC Existing Sewer
BWSC Existing Water

viii Table of Contents



Commonwealth of Massachusetts

Executive Office of Energy and Environmental Affairs
Massachusetts Environmental Policy Act (MEPA) Office

Environmental Notification Form

For Office Use Only
EEA#:
MEPA Analyst:

The information requested on this form must be completed in order to submit a document
electronically for review under the Massachusetts Environmental Policy Act, 301 CMR 11.00.

Project Name: 401 Congress Street

Street Address:401 Congress Street

Municipality: Boston Watershed: Charles

Universal Transverse Mercator Coordinates: | Latitude: 42.348765

E331716.66, N4690522.05 Longitude: -71.043129

Estimated commencement date: Fall 2020 Estimated completion date: End of 2022
Project Type: Office Status of project design: 10 %complete

Proponent: 401 Congress Street, LLC

Street Address: 55 Seaport Boulevard, 4t Floor

Municipality: Boston | State: MA | Zip Code: 02210

Name of Contact Person: Seth Lattrell

Firm/Agency: VHB Street Address: 99 High Street, 10th FI.
Municipality: Boston State: MA Zip Code: 02110

Phone: 617-607-2973 | Fax: E-mail: SLattrell@vhb.com

Does this project meet or exceed a mandatory EIR threshold (see 301 cMR 11.03)?

XYes [ ]JNo

If this is an Expanded Environmental Notification Form (ENF) (see 301 CMR 11.05(7)) Or &
Notice of Project Change (NPC), are you requesting:

a Single EIR? (see 301 CMR 11.06(8)) [lyes [INo
a Special Review Procedure? (see 301cMr11.09) [ ]Yes [ INo
a Waiver of mandatory EIR? (see 301 CMR 11.11) [ lyes [INo
a Phase | Waiver? (see 301 CMR 11.11) [ Iyes [INo

(Note: Greenhouse Gas Emissions analysis must be included in the Expanded ENF.)

Which MEPA review threshold(s) does the project meet or exceed (see 301 CMR 11.03)?

301 CMR 11.03(6)(a)(6) — Generation of 3,000 or more new average daily trips on roadways providing access to a
single location;

Which State Agency Permits will the project require?
Massachusetts Department of Transportation ("MassDOT”) Highway Access permit

Identify any financial assistance or land transfer from an Agency of the Commonwealth, including the
Agency name and the amount of funding or land area in acres:

The Project will require a long-term ground lease with the Massachusetts Port Authority (“Massport”)

Effective January 2011




Summary of Project Size &
Environmental Impacts

Existing

Approx. 1.6 AC
Approx. 1.1 AC

Total site acreage
New acres of land altered

-0-
Approx. 0.4 AC
-0-

Acres of impervious area

Square feet of new bordering vegetated
wetlands alteration

Square feet of new other wetland alteration

Approx. 1.5 AC

Acres of new non-water dependent use of
tidelands or waterways

STRUCTURES

Gross square footage -0- Approx. 675,000 Approx. 675,000
GSF GSF

Number of housing units -0- -0- -0-

Maximum height (feet) -0- Approx. 250 FT Approx. 250 FT

Unadjusted vehicle trips per day* 418 7,728 8,146

Adjusted vehicle trips per day 418 2,984 3,402

Parking spaces 85 -85 0

WASTEWATER

Water Use (Gallons per day) Approx. 0 GPD Approx. 53,500 GPD | Approx. 53,500 GPD

Water withdrawal (GPD) -0- -0- -0-

Wastewater generation/treatment (GPD) Approx. 0 GPD Approx. 48,500 GPD | Approx. 48,500 GPD

Length of water mains (miles) -0- -0- -0-

Length of sewer mains (miles) -0- -0- -0-

Has this project been filed with MEPA before?

[]Yes (EEA # ) XINo

Has any project on this site been filed with MEPA before?

[]Yes (EEA # ) XINo

1 Unadjusted vehicle trips per day is calculated before applying adjustment for alternate transportation modes including
walk, bike and public transit. There are no parking spaces onsite, and the site is directly adjacent to the MBTA Silver
Line World Trade Center station.



GENERAL PROJECT INFORMATION — all proponents must fill out this section

PROJECT DESCRIPTION:

Describe the existing conditions and land uses on the project site:

The proposed development site contains approximately 1.6 acres of land located at and around 401 Congress Street in the
South Boston Waterfront of Boston, Massachusetts. The site is comprised of the following development parcels:

“Parcel A2” — A 1.1-acre surface parking lot bounded to the north by Congress Street, to the south and west by the
Exit 25, I-90 off-ramp (Ramp F), and to the east by the MBTA World Trade Center (“WTC") Station, above which runs
along a portion of World Trade Center Avenue, a 0.25 mile long viaduct elevated approximately 25 feet above grade
that connects the Boston Convention and Exhibition Center (“BCEC”) to the WTC; and

“Triangle Parcel” — A 0.48-acre of isolated, undeveloped land spanning a portion of the Exit 25, I-90 off-ramp and the
[-93 on-ramp. The Triangle Parcel is periodically used for construction staging/field offices.

Refer to Figure 1.1 for the site locus map and Figure 1.2 for site context. Refer to Figure 1.3 for existing site conditions, and
Figure 1.4 for the existing site photographs.

Describe the proposed project and its programmatic and physical elements:

The proposed project will include the construction of a new Class A office building with significant public and cultural uses. It
consists of a total of approximately 675,000 square feet!: approximately 645,000 square feet on Parcel A2 and about 30,000
square feet on the Triangle Parcel (collectively, the “Project”).

The 18-story building on Parcel A2 will contain approximately 585,000 square feet of office space, starting on level three. It will
have two entrances: one from Congress Street and one from the World Trade Center Avenue Viaduct. Both entrances will be
connected by an enhanced public space with a 24/7 public elevator and grand sweeping stairs, acting as a nexus between the
two levels. A new and elevated pedestrian bridge spanning the I-90 ramp will connect the Office Building to the Triangle Parcel.

The two-story building on the Triangle Parcel will consist of approximately 30,000 square feet which serves as programmable
publicly accessible space. Additionally, the Project contemplates approximately 30,000 square feet of surface improvements
along the World Trade Center Avenue Viaduct and beyond the Project’s property lines. It will also feature a landscaped,
accessible rooftop that covers the Triangle Building itself as well as the new pedestrian bridge, providing an indoor and
outdoor connection to Parcel A2 and the World Trade Center Avenue Viaduct.

Refer to Chapter 1, Project Description, for additional information.

Describe the on-site project alternatives (and alternative off-site locations, if applicable), considered
by the proponent, including at least one feasible alternative that is allowed under current zoning, and
the reasons(s) that they were not selected as the preferred alternative:

Alternatives

In accordance with MEPA requirements for an ENF, this section describes the on-site project alternatives, considered by the
Proponent and the reason(s) that they were not selected as the preferred alternative. No alternative off-site locations were
considered for this Project. The alternatives considered by the Proponent were guided by goals and objectives of both
Massport and the Proponent.

1 All areas are provided as gross floor area (GFA), as defined by Article 2A of the Boston Zoning Code, which excludes
basement, mechanical space/penthouses, storage, etc.
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Massport’s development goals for the site were outlined in the March 2018 Request for Proposals (“RFP”) and were based on
Massport’s underlying real estate objectives which include:

o Generate new and sustainable revenue sources to support Massport’s maritime operations,
e Economic development through jobs, taxes and other contributions, and
e Thoughtful and collaborative city building that supports the City of Boston and its communities.

The subsequent submission and selection process concluded with the Proponent’s designation as developer of the Project
Site. In addition to the Proponent’s significant financial commitments and robust diversity and inclusion plan, a key driver for
award of the Project was the Project’s ability to maximize the value of the Project Site and provide the highest economic return
to support Massport’s maritime operations. As such, financial performance was an important consideration throughout the
assessment of potential site alternatives.

The following alternatives were considered by the Proponent:

o  No-Build Alternative — The No-Build Alternative retains the existing conditions at the Project Site. It leaves the existing
surface parking lot at Parcel A2 and the isolated Triangle Parcel as described in Section 1.1 of Chapter 1, Project
Description. The No-Build Alternative does not include any of the significant publicly accessible indoor and outdoor
spaces and economic benefits associated with the Project. Refer to Figure 1.3 for existing conditions site plan.

o Preferred Alternative — The Preferred Alternative would consist of the Project, as described in Chapter 1, Project
Description, which includes approximately 675,000 square feet of new development with approximately 66,000 square
feet of publicly accessible outdoor space and approximately 65,000 square feet of publicly accessible indoor space,
including a two-story Great Hall on the Congress Street Level as shown on Figure 1.5.

e  Ground Floor Retail Alternative — The Proponent also evaluated a ground floor retail alternative which would replace
the 65,000 square feet of publicly accessible indoor space provided by the Project with more traditional retail and
restaurant uses. This alternative would also provide significant publicly accessible outdoor space and economic
benefits which support Massport’s maritime operations, however the transition from publicly accessible flexible
space to traditional retail and restaurant uses would not meet the underlying goals and objectives of the Project as
detailed in Chapter 1, Project Description. Additionally, retail and restaurant use would be anticipated to generate
more traffic and generate more wastewater than the proposed mix of public uses.

Refer to the table below for a comparison of impacts associated with the Project:

No-Build Preferred Alternative Ground Floor Retail Alternative
Total Square Footage (GFA) -0- 675,000 675,000
Primary Ground Floor! Use N/A Publicly Accessible Space /Lobby Retail/Restaurant/Lobby
Primary Upper Floor Use N/A Office Office
Parking Spaces 85 -0- -0-
Impervious Area (Acres) 1.1 15 15
Vehicles Trips Per Day 418 2,984 4,254
Wastewater Generation (GPD) -0- 48,500 67,000

1 Including both World Trade Center Avenue and Congress Street

In summary, the Preferred Alternative would provide a modern and sustainable development and minimize environmental
impacts to the extent feasible while satisfying the underlying project goals and objectives of the Proponent and Massport.
Analysis of the Project alternatives, considering existing site characteristics, cost of site improvements, and mitigation
requirements did not identify a practical and cost-effective alternative that would significantly reduce environmental and
community impacts over the Preferred Alternative, while still maintaining a substantial public benefit. The Preferred Alternative
offers substantial benefits to the public that are not provided by the No-Build or Ground Floor Retail Alternatives.
Consequently, the Preferred Alternative is carried forward for further analysis in this document.

Mitigation Measures

The Project will incorporate design, construction, and operational measures and associated environmental benefits to offset impacts
to the maximum extent. The Project will target LEED Gold certifiability to make this not only a sought-after location for tenants, but
also sustainable and resilient. Appropriate mitigation for Project-related impacts to the natural and built environment will be further
determined at the completion of the impact analyses, as required as part of the subsequent DEIR/DPIR.
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If the project is proposed to be constructed in phases, please describe each phase:
The Project is anticipated to be constructed in a single phase.

AREAS OF CRITICAL ENVIRONMENTAL CONCERN:

Is the project within or adjacent to an Area of Critical Environmental Concern?
[ lYes (Specify )
XINo

RARE SPECIES:

Does the project site include Estimated and/or Priority Habitat of State-Listed Rare Species? (see

http://www.mass.gov/dfwele/dfw/nhesp/regulatory_review/priority _habitat/priority _habitat_home.htm)
[CYes (Specify ) [XNo

HISTORICAL /ARCHAEOLOGICAL RESOURCES:
Does the project site include any structure, site or district listed in the State Register of Historic Place
or the inventory of Historic and Archaeological Assets of the Commonwealth?

[lYes (Specify ) [XINo

WATER RESOURCES:
Is there an Outstanding Resource Water (ORW) on or within a half-mile radius of the project site? __ Yes _X No;

Are there any impaired water bodies on or within a half-mile radius of the project site? _ Yes_X No;

Is the project within a medium or high stress basin, as established by the Massachusetts
Water Resources Commission? ___Yes _X No

STORMWATER MANAGEMENT:

Generally describe the project's stormwater impacts and measures that the project will take to comply
with the standards found in MassDEP's Stormwater Management Regulations:

The Project intends to address MassDEP’s Stormwater Management Standards and stormwater guidelines. The proposed
development is expected to provide on-site stormwater management and treatment systems which collectively improve water
quality, reduce runoff volume, and control peak rates of runoff in comparison to existing conditions. Currently, the Project is
considering the implementation of structural Best Management Practices (BMPs) which include, but are not limited to,
subsurface infiltration basins and/or systems, proprietary treatment devices, green infrastructure, and deep-sump hooded
catch basins, to reduce the Total Suspended Solids (TSS) concentrations by at least 80 percent. Subsurface infiltration
systems, if constructed, are intended to address phosphorus removal and promote groundwater recharge in accordance with
Groundwater Conservation Overlay District (GCOD) requirements, as defined in Article 32 of the Zoning Code. Refer to
Chapter 7, Infrastructure, for additional information regarding stormwater management systems, as well as a summary of the
Project’s compliance with the DEP Stormwater Management Standards.

MASSACHUSETTS CONTINGENCY PLAN: Has the project site been, or is it currently being, regulated under
M.G.L.c.21E or the Massachusetts Contingency Plan? Yes _ No _X ;if yes, please describe the current status
of the site (including Release Tracking Number (RTN), cleanup phase, and Response

Action Outcome classification):

Is there an Activity and Use Limitation (AUL) on any portion of the project site? Yes _ No_X_;
if yes, describe which portion of the site and how the project will be consistent with the AUL:

Are you aware of any Reportable Conditions at the property that have not yet been assigned an RTN?
Yes __ No_X_;ifyes, please describe:




SOLID AND HAZARDOUS WASTE:

If the project will generate solid waste during demolition or construction, describe alternatives considered for re-use,
recycling, and disposal of, e.g., asphalt, brick, concrete, gypsum, metal, wood:

A Phase | Environmental Site Assessment was completed in April 2019 by Haley & Aldrich, Inc. (Haley & Aldrich). No past
Release Tracking Number (RTNs) under the Massachusetts Contingency Plan (MCP), 310 CMR 40.0000 were identified,;
however, given the area’s historic use as a railyard and given that a filling station previously occupied part of the Triangle
Parcel, soil excavated during the site development may be impacted with metals, polycyclic aromatic hydrocarbons (PAHs)
and/or petroleum hydrocarbons and thus will require appropriate management.

In accordance with normal practices, analytical chemical testing will be conducted to characterize and classify the soil to be
generated from foundation spoils for off-site removal to appropriate facilities. Materials excavated during construction of the
Project will be managed in accordance with applicable regulatory requirements including, if necessary, a Release Abatement
Measure (RAM) Plan.

(NOTE: Asphalt pavement, brick, concrete and metal are banned from disposal at Massachusetts landfills and
waste combustion facilities and wood is banned from disposal at Massachusetts landfills. See 310 CMR 19.017
for the complete list of banned materials.)

Will your project disturb asbestos containing materials? Not anticipated

If yes, please consult state ashestos requirements at http://mass.gov/MassDEP/air/asbhom01.htm

Describe anti-idling and other measures to limit emissions from construction equipment:

The Project will enforce anti-idling measures consistent with MGL Chapter 90 Section 16A. In addition, all diesel construction
machinery will be fitted with oxidation catalysts to reduce emissions.

DESIGNATED WILD AND SCENIC RIVER:

Is this project site located wholly or partially within a defined river corridor of a federally designated Wild and
Scenic River or a state designated Scenic River?
Yes _ No _X_;ifyes, specify name of river and designation: ;

If yes, does the project have the potential to impact any of the “outstandingly remarkable” resources of a federally
Wild and Scenic River or the stated purpose of a state designated Scenic River?
Yes _ No ___ ;ifyes, specify name of river and designation: ;

If yes, will the project will result in any impacts to any of the designated “outstandingly remarkable” resources of
the Wild and Scenic River or the stated purposes of a Scenic River.
Yes _ No ___ ;

If yes, describe the potential impacts to one or more of the “outstandingly remarkable” resources or
stated purposes and mitigation measures proposed.


http://mass.gov/dep/air/asbhom01.htm

ATTACHMENTS:

1.

List of all attachments to this document.

Appendix A - MEPA Distribution List

Appendix B - BPDA Checklists

Appendix C - Supporting Transportation Documentation

U.S.G.S. map (good quality color copy, 8-%2 x 11 inches or larger, at a scale of 1:24,000) indicating the
project location and boundaries.
Refer to Figure 1.1 - Locus Map

Plan, at an appropriate scale, of existing conditions on the project site and its immediate environs,
showing all known structures, roadways and parking lots, railroad rights-of-way, wetlands and water
bodies, wooded areas, farmland, steep slopes, public open spaces, and major utilities.

Refer to Figure 1.3 — Existing Conditions

Plan, at an appropriate scale, depicting environmental constraints on or adjacent to the project site such
as Priority and/or Estimated Habitat of state-listed rare species, Areas of Critical Environmental
Concern, Chapter 91 jurisdictional areas, Article 97 lands, wetland resource area delineations, water
supply protection areas, and historic resources and/or districts.

Refer to Figure 1.2 — Site Context and Figure 6.1 — Historic Resources

Plan, at an appropriate scale, of proposed conditions upon completion of project (if construction of the
project is proposed to be phased, there should be a site plan showing conditions upon the completion of
each phase).

Refer to Figure 1.5 — Proposed Conditions Site Plan

List of all agencies and persons to whom the proponent circulated the ENF, in accordance with
301 CMR 11.16(2).
Refer to Appendix A — MEPA Distribution List

List of municipal and federal permits and reviews required by the project, as applicable.
Refer to Table 1-2 of Chapter 1, Project Description



LAND SECTION - all proponents must fill out this section

I. Thresholds / Permits

A. Does the project meet or exceed any review thresholds related to land (see 301 CMR 11.03(1)
____Yes _X__No; if yes, specify each threshold:

II. Impacts and Permits

A. Describe, in acres, the current and proposed character of the project site, as follows:

Existing Change Total
Footprint of buildings 0.12 1.38 15
Internal roadways
Parking and other paved areas 0.88 -0.88 0.0
Other altered areas 0.74 -0.64 0.1
Undeveloped areas
Total: Project Site Acreage 1.6 Acres 0 Acres 1.6 Acres

B. Has any part of the project site been in active agricultural use in the last five years?
____Yes _X No; if yes, how many acres of land in agricultural use (with prime state or locally
important agricultural soils) will be converted to nonagricultural use?

C. Is any part of the project site currently or proposed to be in active forestry use?

Yes _X No; if yes, please describe current and proposed forestry activities and indicate
whether any part of the site is the subject of a forest management plan approved by the Department
of Conservation and Recreation:

D. Does any part of the project involve conversion of land held for natural resources purposes in
accordance with Article 97 of the Amendments to the Constitution of the Commonwealth to any
purpose not in accordance with Article 977

____Yes _X_No; if yes, describe:

E. Is any part of the project site currently subject to a conservation restriction, preservation restriction,
agricultural preservation restriction or watershed preservation restriction?

____Yes _X No; if yes, does the project involve the release or modification of such restriction?

Yes ___ No; if yes, describe:

F. Does the project require approval of a new urban redevelopment project or a fundamental change in
an existing urban redevelopment project under M.G.L.c.121A?

____Yes _X_No; if yes, describe:

G. Does the project require approval of a new urban renewal plan or a major modification of an existing
urban renewal plan under M.G.L.c.121B?

Yes _ No _X_; if yes, describe:



Consistency

A. Identify the current municipal comprehensive land use plan

There is no municipal comprehensive land use plan applicable to the Project Site.

B. Describe the project’s consistency with that plan with regard to:

1
2)
3)
4)

economic development
adequacy of infrastructure
open space impacts
compatibility with adjacent land uses

C. Identify the current Regional Policy Plan of the applicable Regional Planning Agency (RPA)

RPA: Metropolitan Area Planning Agency

Title: Metro Future Date May 2018

D. Describe the project’s consistency with that plan with regard to:

1) economic development Refer to Section 1.3.3 of Chapter 1, Project Description
2) adequacy of infrastructure Refer to Chapter 7, Infrastructure
3) open space impacts Refer to Chapter 2, Urban Design




RARE SPECIES SECTION

I. Thresholds / Permits

A. Will the project meet or exceed any review thresholds related to rare species or habitat (see 301
CMR 11.03(2))? ___ Yes _X _No; if yes, specify, in quantitative terms:

(NOTE: If you are uncertain, it is recommended that you consult with the Natural Heritage and
Endangered Species Program (NHESP) prior to submitting the ENF.)

B. Does the project require any state permits related to rare species or habitat? Yes _X No

C. Does the project site fall within mapped rare species habitat (Priority or Estimated Habitat?) in the
current Massachusetts Natural Heritage Atlas (attach relevant page)? __ Yes ___ No.

D. If you answered "No" to all questions A, B and C, proceed to the Wetlands, Waterways, and

Tidelands Section. If you answered "Yes" to either question A or question B, fill out the remainder
of the Rare Species section below.

WETLANDS, WATERWAYS, AND TIDELANDS SECTION

I. Thresholds / Permits

A. Will the project meet or exceed any review thresholds related to wetlands, waterways, and
tidelands (see 301 CMR 11.03(3))? __ Yes _X No; if yes, specify, in quantitative terms:

B. Does the project require any state permits (or a local Order of Conditions) related to wetlands,
waterways, or tidelands? __ Yes _X No; if yes, specify which permit:

C. If you answered "No" to both questions A and B, proceed to the Water Supply Section. If you
answered "Yes" to either question A or question B, fill out the remainder of the Wetlands,
Waterways, and Tidelands Section below.

WATER SUPPLY SECTION

I. Thresholds / Permits

A. Will the project meet or exceed any review thresholds related to water supply (see 301 CMR
11.03(4))? ___ Yes _X_ No; if yes, specify, in quantitative terms:

B. Does the project require any state permits related to water supply? __ Yes _X_No; if yes, specify
which permit:

C. Ifyou answered "No" to both questions A and B, proceed to the Wastewater Section. If you

answered "Yes" to either question A or question B, fill out the remainder of the Water Supply Section
below.

WASTEWATER SECTION

I. Thresholds / Permits
A. Will the project meet or exceed any review thresholds related to wastewater (see 301 CMR
11.03(5))? ___ Yes _X_ No; if yes, specify, in quantitative terms:

B. Does the project require any state permits related to wastewater? Yes _X No; if yes,
specify which permit:

C. If you answered "No" to both questions A and B, proceed to the Transportation -- Traffic
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TRANSPORTATION SECTION (TRAFFIC GENERATION)

I. Thresholds / Permit

A. Wil the project meet or exceed any review thresholds related to traffic generation
(see 301 CMR 11.03(6))? _X _Yes ___ No; if yes, specify, in quantitative terms:

B. Does the project require any state permits related to state-controlled roadways? _X Yes __ No;

The Project will require a State Highway Access Permit. Massachusetts Department of Transportation
("MassDOT”) Highway Access Permit.

C. Ifyou answered "No" to both questions A and B, proceed to the Roadways and Other
Transportation Facilities Section. If you answered "Yes" to either question A or question B, fill out
the remainder of the Traffic Generation Section below.

II. Traffic Impacts and Permits

A. Describe existing and proposed vehicular traffic generated by activities at the project site:

Existing Change Total
Number of parking spaces 85 -85 0
Number of unadjusted vehicle trips per day 418 7,728 8,146
Number of adjusted vehicle trips per day 418 2,984 3,402
ITE Land Use Code(s): N/A 710 & 820 710 & 820

B. What is the estimated average daily traffic on roadways serving the site?

Roadway Existing Change Total
90 WB Off-Ramp 15,535 386 15,921
93 On-Ramp 6,188 1121 7,309
Congress Street (West of B St) 10,002 2202 12,204
Congress Street (West of D St) 12,232 155 12,387
B Street 10,881 889 11,770
Seaport Boulevard (West of B St) 27,365 1005 28,370
Massport Haul Rd to 1-90 EB On-Ramp 9,721 580 10,301
Massport Haul Rd to 1-90 WB On-Ramp 5,920 580 6,500
I-90 EB On-Ramp 13,489 580 14,069
Summer Street (East of D St) 18,357 464 18,821
Summer Street (West of D St) 20,898 618 21,516

C. If applicable, describe proposed mitigation measures on state-controlled roadways that the project
proponent will implement:

D. How will the project implement and/or promote the use of transit, pedestrian and bicycle facilities and
services to provide access to and from the project site?

The on-site building management team will maintain a supply of transit information to be available for the
tenants and will provide bicycle storage for tenants and visitors. A transportation coordinator would oversee
all transportation access and work with tenants to raise awareness of public transportation, bicycle and
walking opportunities. The Project Site is adjacent to the South Boston Waterfront Transportation Center
(“SBWTC”) and Massachusetts Bay Transportation Authority (“MBTA”) World Trade Center Silver Line (“SL”)
Station, with the SL1, SL2, and SL3 routes making connections to the Boston Logan International Airport,
South Station, and Chelsea. In addition, the Project will not provide any on-site parking—only market-rate
parking is available at SBWTC and other nearby public parking facilities.
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E. Isthere a Transportation Management Association (TMA) that provides transportation demand
management (TDM) services in the area of the project site? _X_ Yes ___ No; if yes, describe if and
how will the project will participate in the TMA:

The Proponent will require tenants to join the Seaport TMA and is committed to implementing TDM measures
to minimize automobile usage and Project related traffic by providing bicycle accommodation and to raise
tenant’s awareness of transportation alternatives via orientation packets and website.

F.  Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation facilities?
Yes _X No; if yes, generally describe:

G. If the project will penetrate approach airspace of a nearby airport, has the proponent filed a
Massachusetts Aeronautics Commission Airspace Review Form (780 CMR 111.7) and a Notice of
Proposed Construction or Alteration with the Federal Aviation Administration (FAA) (CFR Title 14
Part 77.13, forms 7460-1 and 7460-2)?

The Proponent will file a Notice of Proposed Construction or Alteration with the Federal Aviation Administration
and coordinate directly with Massport on airspace issues throughout the permitting, design, and construction
phases.

Consistency

Describe measures that the proponent will take to comply with municipal, regional, state, and federal
plans and policies related to traffic, transit, pedestrian and bicycle transportation facilities and
services:

Refer to Chapter 4, Transportation.

TRANSPORTATION SECTION (ROADWAYS AND OTHER TRANSPORTATION FACILITIES)

I. Thresholds

A. Will the project meet or exceed any review thresholds related to roadways or other transportation
facilities (see 301 CMR 11.03(6))? __ Yes _X_ No; if yes, specify, in quantitative terms:

B. Does the project require any state permits related to roadways or other transportation facilities?
____Yes _X_No; if yes, specify which permit:

C. If you answered "No" to both questions A and B, proceed to the Energy Section. If you answered
"Yes" to either question A or question B, fill out the remainder of the Roadways Section below.

ENERGY SECTION

I. Thresholds / Permits

A. Will the project meet or exceed any review thresholds related to energy (see 301 CMR 11.03(7))?
____Yes _X_No; if yes, specify, in quantitative terms:

B. Does the project require any state permits related to energy?
__Yes _X No; if yes, specify which permit:

C. Ifyou answered "No" to both questions A and B, proceed to the Air Quality Section. If you
answered "Yes" to either question A or question B, fill out the remainder of the Energy Section
below.
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AIR QUALITY SECTION

I. Thresholds
A. Wil the project meet or exceed any review thresholds related to air quality (see 301 CMR 11.03(8))?
____Yes _X_No; if yes, specify, in quantitative terms:
B. Does the project require any state permits related to air quality?
__Yes _X No; if yes, specify which permit:
C. If you answered "No" to both questions A and B, proceed to the Solid and Hazardous Waste

Section. If you answered "Yes" to either question A or question B, fill out the remainder of the Air
Quality Section below.

SOLID AND HAZARDOUS WASTE SECTION

I. Thresholds / Permits

A.

B.

D.

Will the project meet or exceed any review thresholds related to solid or hazardous waste (see
301 CMR 11.03(9))? ___ Yes _X_ No; if yes, specify, in quantitative terms:

Does the project require any state permits related to solid and hazardous waste?
____Yes _X_No; if yes, specify which permit:

If you answered "No" to both questions A and B, proceed to the Historical and Archaeological
Resources Section. If you answered "Yes" to either question A or question B, fill out the remainder
of the Solid and Hazardous Waste Section below.

HISTORICAL AND ARCHAEOLOGICAL RESOURCES SECTION

I. Thresholds / Impacts

A.

Have you consulted with the Massachusetts Historical Commission? _ Yes _X No; if yes, attach
correspondence. For project sites involving lands under water, have you consulted with the
Massachusetts Board of Underwater Archaeological Resources? _ Yes __ No; if yes, attach
correspondence.

Is any part of the project site a historic structure, or a structure within a historic district, in either case
listed in the State Register of Historic Places or the Inventory of Historic and Archaeological Assets
of the Commonwealth? __ Yes _X No; if yes, does the project involve the demolition of all or any
exterior part of such historic structure? __ Yes ___ No; if yes, please describe:

Is any part of the project site an archaeological site listed in the State Register of Historic Places or
the Inventory of Historic and Archaeological Assets of the Commonwealth? _ Yes _X No; if yes,
does the project involve the destruction of all or any part of such archaeological site? _ Yes
No; if yes, please describe:

If you answered "No" to all parts of both questions A, B and C, proceed to the Attachments and
Certifications Sections. If you answered "Yes" to any part of either question A or question B, fill out
the remainder of the Historical and Archaeological Resources Section below.
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CERTIFICATIONS:

1. The Public Notice of Environmental Review has been/will be published in the following newspapers in
accordance with 301 CMR 11.15(1):
Boston Herald - July 10, 2019

2. This form has been circulated to Agencies and Persons in accordance with 301 CMR 11.16(2).

Signatures:
&k P
July1,2019 RN July 1, 2019 AT 2
Date Signa’gl.l/re(bf_ _Ri@o\l'wsit_)]e Officer Date _-Signature of/.péfson preparing
or Proponent ENF (if different from above)
John Hynes IV Seth Lattrell
Name (print or type) Name (print or type)
401 Congress Street LLC VHB
Firm/Agency Firm/Agency
55 Seaport Boulevard, 4™ Floor 99 High Street, 10" Floor
Street Street
Boston/MA/02210 Boston/MA/02110
Municipality/State/Zip Municipality/State/Zip
(617) 350-7577 (617) 607-2973
Phone Phone
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401 Congress Street ENF/PNF

Project Description

In accordance with the Massachusetts Environmental Policy Act ("MEPA”") Massachusetts
General Law ("MGL") Chapter 30, Section 61-62I, and the regulations promulgated
thereunder set forth at 301 CMR 11.00, and Article 80B of the City of Boston Zoning Code
and the Boston Zoning Enabling Act (the "Code"), 401 Congress Street, LLC, a joint venture
between Boston Global Investors, The Cogsville Group, Eagle Development Partners, and
EDGE Technologies (collectively the “Proponent”), respectfully submits this joint
Environmental Notification Form and Project Notification Form (“"ENF/PNF") for the
construction of a new Class A office building with significant public and cultural uses (the
“Project”), located at and around 401 Congress Street in the South Boston Waterfront District
of Boston, Massachusetts (the “Project Site"). Refer to Figure 1.1 for the site location map.

Recognizing the unique opportunity to enhance the South Boston Waterfront
District through the transformation of the Project Site and its current uses, the
Proponent strives to achieve the following goals:

> Enhance the public realm and provide a seamless experience between the
exterior urban fabric and the interior public space;

> Promote connectivity among the Project Site and other key destinations in the
South Boston Waterfront;

» Create a unique and vibrant workplace with retail and programming
opportunities that promote sustainability, resiliency, and diversity; and

> Support Massport's goal of providing financial support for Massport’s Maritime
mission.

The Project Site is owned by the Massachusetts Port Authority (“Massport”). The
Proponent has been granted development rights to the Project Site by Massport in
accordance with the terms of a Development Agreement between the parties. The
Proponent anticipates entering into a long-term ground and air rights lease with
Massport (the “Lease”) thereafter. Due to its location on land owned by Massport,
the Project is not subject to local zoning regulations. However, as with other projects
developed on Massport property, the Project will voluntarily undergo review by the
public and the BPDA under Article 80 of the Code.

This chapter provides an overview of the project context and existing site conditions,
describes the Project, summarizes Project-related public benefits, and identifies
anticipated permits and approvals. This chapter also summarizes ongoing public
agency and community outreach, identifies the development team and provides
relevant legal information regarding the Proponent and the Project Site.

1-1
Project Description



401 Congress Street

1.1

1.2

ENF/PNF

Site Context and Existing Conditions

The Project Site is located in Boston’s South Boston Waterfront. The area features a
mix of new and old commercial and marine uses, as well as municipal, cultural,
hospitality and, more recently, office and residential uses. The Project Site is in close
proximity to key area destinations, including the Boston Convention and Exhibition
Center ("BCEC"), the Institute of Contemporary Art, and the numerous restaurants
and entertainment uses within walking distance. The Project Site is also adjacent to
the South Boston Waterfront Transportation Center ("SBWTC") and Massachusetts
Bay Transportation Authority (“MBTA") World Trade Center Silver Line (“SL") Station,
with the SL1, SL2, and SL3 routes making connections to the Boston Logan
International Airport, South Station, and Chelsea.

As shown in Figure 1.2, the Project Site consists of approximately 1.6 acres of land and
is comprised of the following development parcels:

> “Parcel A2" - A 1.1-acre surface parking lot bounded to the north by Congress
Street, to the south and west by the Exit 25, 1-90 off-ramp (Ramp F), and to the
east by the MBTA World Trade Center ("WTC") Station, above which runs along a
portion of WTC Avenue, a 0.25 mile long viaduct elevated approximately 25 feet
above grade that connects the BCEC to the WTC; and

> The “Triangle Parcel” — A 0.48-acre of isolated, undeveloped land spanning a
portion of the Exit 25, I-90 off-ramp and the 1-93 on-ramp. The Triangle Parcel is
periodically used for construction staging/field offices.

The Project Site is entirely within an area of historic tidal flats, referred to as the
Commonwealth Flats, which were filled during the second half of the 19th Century
as part of the South Boston Flats project. The Project Site is not subject to Chapter
91 licensing jurisdiction, however, because it is over 700 feet from the water and is
separated from the water by a public way. The Project will require a Public Benefit
Determination from the Executive Office of Energy and Environmental Affairs (“EEA”)
as described in Section 1.4.3. Refer to Figure 1.3 for the existing conditions site plan
and Figure 1.4 for photographs of the Project Site. A copy of the site survey plan is
provided for reference in Appendix C.

Project Description

The Project Site presents a unique opportunity to create a new connection between
key destinations in the South Boston Waterfront. The project team has responded to
this opportunity with an innovative design and program centered on the public
experience. On Parcel A2, the Project will include a new Class A office space (the
“Office Building”) with two floors of publicly accessible programmed space that
connect the existing elevated viaduct of World Trade Center Avenue with Congress
Street (the "Great Hall"). This connection will include a sweeping staircase as well as an
elevator that is accessible to the public 24/7. The Office Building will serve as an
attractor, a connector, and a welcoming and sheltering environment, as well as provide
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indoor/outdoor experiences that are inextricably linked and usable throughout the
year. On the Triangle Parcel, the Project will include a low-rise programmable building
which will fill an existing void in the public realm of today’s South Boston Waterfront.
The Great Hall and Triangle Parcel Building will be joined by a landscaped, occupied
bridge structure that spans the 1-90 off ramp. In addition to the proposed
improvements within the Project Site, the Project also includes offsite improvements
to the public realm along World Trade Center Avenue. The Project will not provide on-
site parking, as it is located in an area with direct transit access, good bicycle and
water shuttle connections. Market-rate parking is available at SBWTC and other
nearby public parking facilities. Refer to Figure 1.5 for the conceptual site layout plan.
The SBWTC was also designed as a transportation hub providing information on a
wide range of transportation connections and HOV options.

Rising above the Office Building’s public realm, the office floors will be highly flexible
and efficient, taking full advantage of the Project Site's location to provide a
recognizable address and maximize views. The Project will target LEED Gold
certifiability to make this sought-after location for tenants sustainable and resilient.
The proposed development program is provided in Table 1-1 below.

Table 1-1  Proposed Development Program

Office Building Triangle Parcel Building Project
Public Uses' 35,000 SF 30,000 SF 65,000 SF
Retail 25,000 SF - 25,000 SF
Office 585,000 SF - 585,000 SF
Total: 645,000 SF (18 Stories) 30,000 SF (2 Stories) 675,000 SF

Project Design Approach
The design of the Project has been guided by the following goals:

> Public realm as the central feature of the entire Project;

> A seamless experience between the exterior public realm and the interior public
space;

> A continuum of that experience across the Project Site, from World Trade Center
Avenue through the Office Building, to the Triangle Parcel Building, and to the
City streets beyond;

> An experience that feels accessible and inviting to all;

> A welcoming public place with an office building rather than a traditional office
building with a lobby, retail podium, or atrium; and

> No on-site parking will be provided.
The Project will transform the existing Project Site from a place of challenged access
to a critical node of connectivity, linking levels, modes of transportation and the

public and private spaces. The Project will be welcoming to all and will create a
public realm that is not just usable, but active and programmed year-round. In the
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summer months the public realm will be open and airy, and during the coldest days
of winter, will glow with greenery and warmth from within. The Proponent strives to
deliver an office development that will offer a tenant experience that is truly
different and captivating.

Public Realm Improvements and Open Space

The Triangle Parcel Building, Great Hall, and proposed offsite public realm improvements
adjacent to the Project Site along World Trade Center Avenue, and further described in
Section 2.5 of Chapter 2, Urban Design, are not intended to be individual places, but
rather a continuum of experiences that flow from one to another through these main
spaces. In total, the Project will provide approximately 65,000 square feet of publicly
accessible indoor space, and 66,000 square feet of publicly accessible outdoor space
(inclusive of the offsite improvements along the Viaduct). The design of hardscape,
softscape, lighting, seating, and programming throughout is critical to making the entire
Project Site feel connected, open, and active.

Along the west side of the Great Hall is an open plaza which provides a setting for
outdoor seating and dining, access to the Triangle Parcel Building, and opportunities
for seasonal programming. Programming of this space will promote sustainability,
healthy lifestyles, and community engagement. Along Congress Street, the sidewalk
will be widened to create an entry plaza and address, adding trees, planters, and
sculptural benches. As the public realm and the building become a new center for
social, cultural, and daily life for the people of Boston, this plaza will serve as an
active art spine, informing visitors through digital artistic displays about the current
ongoing events of the surrounding cultural spaces.

In addition to the fixed elements of the public realm, the Proponent also imagines
activating the plaza with a blend of stationary and rotating art displays. Athena
Global Advisors, the programming consultant, will be responsible for organizing
submissions of local artists that would be curated to create sculptural and digital
experiences throughout the public realm.

This Project aims to create a truly dynamic place in Boston through public realm,
architecture, and active programming. The arches that frame this Project will be a
symbol — an open gateway that is an attractor to the greater Boston community
and beyond, a place that welcomes everyone.

Site Access and Circulation

The Proponent is committed to providing enhanced pedestrian access across the Project
Site and to improve accessibility of the site across the existing grade change between
Congress Street and World Trade Center Avenue. Parcel A2 will have two entrances, and
both will be connected by an enhanced public space with a 24/7 public elevator and
grand sweeping stairs, acting as a nexus between the first two levels of the building. A
new and elevated pedestrian bridge spanning the 1-90 ramp will connect the Office
Building to the Triangle Parcel. On the other side, the two-story building on the Parcel
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Triangle will also feature a landscaped, accessible rooftop that covers the Triangle
Building itself as well as the new pedestrian bridge, providing an indoor and outdoor
connection to Parcel A2 and the World Trade Center Avenue Viaduct.

1.2.4 Parking

As discussed further in Chapter 4, Transportation, the Project will include a number of
Transportation Demand Management (“TDM") measures to reduce the number of
vehicle trips to and from the Project Site to minimize the demand for parking;
however, market-rate public parking for visitors and employees who drive to the
Project Site is accounted for in the adjacent Massport-owned SBWTC. There will be no
new parking provided at the Project Site. The parking needs of the Project were
considered in the 2016 MEPA review of the SBWTC (EEA #8505 and EEA File #13367).

1.2.5 Anticipated Project Schedule and Phasing

Dependent upon permitting and market conditions, the Project is anticipated to be
completed in a single phase with construction beginning in Fall 2020 and
substantially complete by the end of 2022.

1.3 Summary of Public Benefits

The Project will provide substantial public benefits for the surrounding
neighborhoods and the City of Boston, and will include, but not be limited to, the
following:

1.3.1 Urban Design

> Enhanced Public Realm —

Approximately 66,000 square feet of outdoor public space and about 65,000
square feet of indoor public space, including a two-story public Great Hall on
the Congress Street level.

> Enhanced Pedestrian Connections —

A seamless and uninterrupted experience for the pedestrian as they move
across the Project Site and through the Office Building and Triangle Parcel
Building.

A fully accessible elevator connection from Congress Street up to World Trade
Center Avenue, protected from the weather and elements, open to the public 24/7.

A state-of-the-art office building to further attract innovative companies to
the South Boston Waterfront neighborhood.

> Improved Street and Pedestrian Environment —

An enhanced and inclusive indoor and outdoor public realm for the South
Boston Waterfront community.
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New and varied retail at the ground level, with more protected and covered
areas to stay and enjoy.

Substantial programmable public space, accessible and readily available for
public use.

Sustainability/Green Building and Climate Change Resiliency
LEEDv4 Gold Certifiable' -

Striving to achieve a Gold level under the U.S. Green Building Council’s
Leadership in Energy and Environmental Design rating system for new
construction under version 4 ("LEEDv4") though an integrated sustainable
design approach.

Sustainable Transportation —

Creating a transit-oriented facility with no onsite parking, direct connection to
the MBTA Silver Line and limited shared parking in Massport's adjacent South
Boston Waterfront Transportation Center. Additionally, the Project will provide
new bicycle facilities for visitors/tenants.

Stormwater Management -

Stormwater runoff collected from the roof of the proposed buildings is
anticipated to be collected and reused for irrigation and some HVAC
equipment. The design team is exploring opportunities to re-use stormwater
runoff for toilet flushing in the building.

Environmental/Resource Conservation —

Exceeds the Massachusetts Stretch Energy Code requirements to be 10
percent better than ASHRAE 90.1-2013. Preliminary energy modelling
indicates a 35 percent energy site use savings for the Project.

Building design will include high-efficiency building systems (mechanical,
plumbing and electrical), and a high-performance building envelope.

Sustainable design measures such as LED lighting, low flush and flow
plumbing fixtures, building energy management systems, the environmental
impact of building materials, daylighting strategies and healthy interior
environments, are a few of the features that are being considered for inclusion
in the Project.

Climate Resilience -

The Proponent will comply with and incorporate the Massport Floodproofing
Design Guideline? in the Project's planning and design.

1 Article 37 of the Boston Zoning Code requires that proposed projects meet LEED certification standards by either certifying the
proposed project or demonstrating that it would meet the minimum requirements to achieve a LEED Certified level (all LEED
pre-requisites and at least 40 points associated with credits listed on the LEED project checklist) without registering the project
with the USGBC, or "LEED certifiable".

2 Massport Floodproofing Design Guideline, http://www.massport.com/media/1149/massport-floodproofing-design-guide-

revised-april-2015.pdf.
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In addition, although the Project Site is not located within the current
floodplain, to maintain resiliency to flooding throughout the life of the Project,
the Proponent is contemplating measures to provide for site resiliency
through the year 2070.

Social and Economic Benefits
> Enhanced Economic Vitality —
Approximately $5.5 million in linkage payments to the City
Approximately $7 million in annual property taxes
Approximately $11 million in state sales taxes during construction
Approximately $13 million in annual income taxes after construction
> New Job Creation -

Over the term of the Project, approximately 1,000 or more new construction
jobs, and 3,000 or more new permanent jobs will be created.

> More than $30 million will be invested into the Project’s public realm.
> There will be robust participation and inclusion of minority-owned and women-
owned business enterprises (“M/WBE") across the spectrum of the Project (e.g.,

ownership, development roles, design and construction contracts, employment
opportunities, and more).

Regulatory Context

This section lists the anticipated permits and approvals, as well as the local planning
and regulatory controls applicable to the Project.

Table 1-2 below presents a preliminary list of governmental reviews and approvals
that the Project may need to undergo or obtain, depending on its final design. As
the design of the Project evolves, it may be determined that certain reviews and
approvals listed below do not apply to the Project, or that certain additional reviews
and approvals not listed below will apply to the Project.
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Table 1-2 Anticipated Project Permits and Approvals

Agency/Department

Permit/Approval/Action

Federal
Federal Aviation Administration

Environmental Protection Agency

Commonwealth of Massachusetts

Executive Office of Energy and Environmental
Affairs

Massachusetts Historical Commission

Massachusetts Department of Environmental
Protection

Massachusetts Water Resources Authority

Massachusetts Port Authority

Massachusetts Department of Transportation

Architectural Access Board
Office of Public Safety and Inspections

City of Boston
Boston Planning & Development Agency

Boston Interagency Green Building Committee

Boston Civic Design Commission
Boston Transportation Department

Boston Water and Sewer Commission

Determinations of no hazard to air navigation (building and cranes)

National Pollutant Discharge Elimination System (“NPDES")
Construction General Permit

Massachusetts Environmental Policy Act (MEPA) Review
Public Benefits Determination

Determination of No Adverse Effect

Construction and Demolition Notices

Source Registration for Emergency Generator
Asbestos Notices (if required)

RAM Plan and Completion Certificate (if required)
Boiler and Emergency Generator Emissions Approval
Air Plan approval

Construction Dewatering Permit

Sewer Use Discharge Permit

Ground Lease

Project design review

Curbside Loading and Operations Plan

Access Permit

Permit for Construction in accordance with M.G.L. ¢.40 Section 54a
(if required)

MBTA approvals and/or consent (if required)

Regulation Variances (M.G.L. c.22, §13A; 521 CMR 3.00 et. seq.)
Building Permit

Other construction-related permits

Certificates of Occupancy

Article 80B Project Review (voluntary)

Cooperation Agreement (voluntary)

Development Impact Project Agreement (voluntary)

Boston Residents Construction Employment Agreement (voluntary)

Zoning Article 37 Green Building compliance and Climate
Resiliency Checklist review (voluntary)

Schematic Design Review (voluntary)

Transportation Access Plan Agreement (voluntary)
Construction Management Plan (joint with Massport)
Site Plan Review

Sewer Use Discharge Permit/Cross Connection

1 This is a preliminary list of local, state and federal permits and approvals that may be sought for the Project. This list is based
on current information about the Project and is subject to change as the design of the Project evolves.
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City of Boston Zoning

Due to its location on land owned by Massport, the Project is not subject to local
zoning regulations. However, as with other projects developed by others on
Massport property, the Project will voluntarily undergo review by the public and the
BPDA under Article 80 of the City of Boston Zoning Code.

Article 80B, Large Project Review

Although the Project is exempt from local zoning regulation, the Proponent has
elected to submit the Project to Large Project Review by the BPDA pursuant to
Article 80B of the Boston Zoning Code. The Large Project Review process was
commenced by the filing of a Letter of Intent with the BPDA on May 22, 2019 and
continued with the filing of this joint ENF/PNF, which commenced the public review
period to run concurrently with the MEPA public review.

Boston Water and Sewer Commission

The Project Site is currently serviced by the BWSC for domestic water and fire
protection, stormwater, and sanitary sewage conveyance. All improvements and
connections to BWSC infrastructure will be reviewed by BWSC as part of the Site
Plan Review requirements. This process includes a comprehensive design review of
the proposed service connections, assessment of system demands and capacity and
establishment of service accounts.

Massachusetts Environmental Policy Act

The Project is within MEPA jurisdiction because the Proponent will be entering into a
long-term ground lease for the Project site with Massport which constitutes a Land
Transfer pursuant to the MEPA regulations (301 CMR11.02(2)), and requires one or
more state permits or approvals. Based on unadjusted trip rates, the Project’s average
daily trips (ADT) exceeds the MEPA Transportation threshold for the completion of an
Environmental Impact Report (EIR) of the “generation of 3,000 or more New ADT on
roadways providing access to a single location” (301 CMR 11.03(6)(a)(6)). State actions
anticipated in connection with the Project are a ground lease with Massport and a
Highway Access Permit from the Massachusetts Department of Transportation
(“MassDOT"). The Proponent anticipates that the state review process will be
undertaken concurrently with the City's Article 80B review process, in accordance with
MEPA M.G.L. c. 30, Sections 61-621 and the regulations promulgated thereunder set
forth at 301 CMR 11.00, as well as Section 80-6 of the Code.
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1.4.3 Public Benefits Determination

The regulations at 301 CMR 13.02 require a public benefits determination be made
by the Secretary of the Executive Office of Energy and Environmental Affairs (EEA)
for any project that:

> Files an Environmental Notification Form after November 15, 2007;

> Requires an Environmental Impact Report (“EIR"); and,

> Is completely or partially located in tidelands or landlocked tidelands.

As identified on Figure 1.3, the Project is located on filled landlocked tidelands and
meets these criteria; therefore, a Public Benefit Determination is required. The
regulations require the EEA Secretary to consider the following when making a
Public Benefits Determination:

> Purpose and effect of the development;

> Impact on abutters and the surrounding community;

> Enhancement of the property;

> Benefits to the public trust rights in tidelands or other associated rights;

> Community activities on the development site;

> Environmental protection and preservation;

> Public health and safety; and,

> General welfare.

1.5 Agency Coordination and Community Outreach

The Proponent with its project team has worked closely with Massport, which owns
the land on which the Project is proposed. The Proponent will continue to meet with
community stakeholders as the Project moves forward through the MEPA/Article 80
review process.

1-10
Project Description



401 Congress Street ENF/PNF

1.6 Project Proponent/Development Team

The following lists the key members of the development team for the Project (the
“Project Team”):

Proponent Boston Global Investors, LLC
55 Seaport Blvd
Boston, MA 02210
617 350 7577

Contact: John Hynes, IV

Through a joint venture with:

The Cogsville Group, LLC
Eagle Development Partners, LLC
EDGE Technologies

Architect / Landscape Architect Sasaki
64 Pleasant Street
Watertown, MA 02472
617 926 3300

Contact: Victor Vizgaitis
Kate VanHeusen
Meredith McCarthy

Legal Counsel Nutter McClennen & Fish LLP
155 Seaport Blvd
Boston, MA 02210
617 439 2000

Contact: Marianne Ajemian
Mary Marshall

Permitting, Cultural Resources VHB
99 High Street, 10th Floor
Boston, MA 02110
617 728 7777

Contact: Elizabeth Grob
Seth Lattrell
Nicole Benjamin-Ma

Mechanical, Electrical, Plumbing c
313 Congress Street
Boston, MA 02210
617 330 9390

Contact: Ken Wagner
Andrew Mitzan

Arora Engineers Inc.

4 Faneuil Hall Marketplace, 4t Floor
Boston, MA 02109

857 264 3600

Contact: Jim Falvey
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Energy Modelling

Sustainability

Geotechnical Engineer

Structural Engineer

Traffic and Civil Engineer

Programming

Construction Management
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TNZ Energy Consulting, Inc
1251 West Street
Stoughton, MA 02072

617 894 1464

Contact: Eric Studer

WS | Architects & Consultants
Hamilton, MA 01936
617 898 8995

Contact: Agnes Verbrodt

Haley & Aldrich

465 Medford Street, Suite 2200
Boston, MA 02129

617 886 7436

Contact: Heather B. Scranton
Thornton Tomasetti

27 Wormwood Street, #200
Boston, MA 02210

Contact. Han Xu

Nitsch Engineering
2 Center Plaza, #430
Boston, MA 02108

Contact: John Schmid

Athena Global Advisors
10 High Street
Boston, MA 02110

Contact: Alessandra Brown

Suffolk Construction
65 Allerton Street
Boston, MA 02119

Contact: David Fenton

General Air Contracting Co, Inc.
100 Hano Street, #23A
Allston, MA 02134

Contact: Leroy Alexander

Project Description


mailto:Studer@tnzenergy.com
mailto:Studer@tnzenergy.com

401 Congress Street

1.7

1.7.1

1.7.2

1.7.3

1.7.4

ENF/PNF

Legal Information

Legal Judgements or Actions Pending Concerning the Project

To the Proponent’s knowledge, there are no legal judgements or actions pending
concerning the Project.

History of Tax Arrears on Property Owned in Boston by the
Proponent

There are no known tax arrears on property in Boston owned by the Proponent.

Evidence of Site Control

The Project Site is owned in fee by Massport, who also owns the air rights above 1-90
and 1-93. The Proponent has been granted development rights in the Project Site
pursuant to the terms of a Development Agreement between the parties. The
Proponent will enter into a long-term ground and air rights lease with Massport
thereafter.

Public Easements

Both MassDOT and MBTA hold easement rights in, around and through the Project
Site which provide among other things for the operation of highway infrastructure
and location and operation of the MBTA Silver Line. These rights and easements to
public or quasi-public parties will be observed and amended or modified as
appropriate. Other private parties have rights of passage, which rights will be
observed, amended or modified as appropriate to enable the Project to proceed.
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Urban Design

This chapter describes the design approach of the Project, including its public realm
improvements.

2.1 Summary of Key Benefits

The Project will offer community and public benefits that enhance the surrounding
neighborhood while also striving to reach out to more distant areas. Key benefits
associated with the Project include:

> A seamless and uninterrupted experience for the pedestrian as individuals move
across the Project Site and through the Office Building and Triangle Parcel
Building;

> A fully accessible connection from Congress Street up to World Trade Center
Avenue, protected from the weather and elements, open to the public 24/7;

> An enhanced, inclusive and programmable indoor and outdoor public realm for
the South Boston Waterfront community and beyond;

> New and varied retail at the ground level, with more protected and covered areas
to stay and enjoy.

2.2 Neighborhood Context

The Project Site is unique in that it sits at multiple crossroads: the multi-story
intersection of Congress Street and World Trade Center Avenue; the gap between
the lower South Boston Waterfront and the Summer Street corridor; the crossing of
pedestrians and interstate traffic; the coming together of multiple modes of
transportation; the juncture of public realm and the commercial world.

The Project Site has no back and no sides, only multiple fronts. It is visible and
prominent from Congress Street, from World Trade Center Avenue, and from
Summer Street. Because of its unique positioning, it has the potential for incredible
connections looking out — to the City, to the Harbor, to the Blue Hills, and to
ongoing development in the South Boston Waterfront neighborhood. Given the lack
of developable neighboring parcels, it will always maintain these connections.

2.3 Planning Principles and Design Goals

The Office Building design establishes open urban spaces at multiple levels and on all
sides. The base of the building becomes almost entirely transparent, focusing on the
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creation of public space, rather than just an entry to the Office Building. At the same
time, the surrounding urban fabric pulls the corners of the building outward, as gestures
to critical points of its surroundings: the harbor, the developing Seaport and Congress
Street, the SBWTC and BCEC, Summer Street. This pull accentuates visibility, both from
the City to the building, and from the building back to the City. It is at those pulled
corners that architectural articulation occurs. Refer to Section 2.1 for an axonometric
diagram of the Office Building. Refer to Figures 2.2a-d for floor plans.

Building Design Concept and Development

The design for the Office Building pulls from the neighboring context to generate its
conceptual expression and massing. The building, as described above, pushes in
from the Project Site’s perimeter to enhance the pedestrian experience while also
pulling up from the ground plane to engage the public realm and bring it into and
through the building, out to the other side, seamlessly and uninterrupted. The
pedestrian-bridge stretches from the main massing, connecting to the Triangle
Parcel in a sweeping and sinuous gesture, forging a safe, accessible, and public link
across the Project Site and over the roadways.

Height and Massing

The massing approach for the Office Building begins with the urban fabric. On the
street frontages, the design allows the public realm to push on the building massing,
bending the form and creating public space around the entire site, rather than filling
it to its property line. At the same time, the corners of the building are pulled
outwards toward the City, maximizing views out to the surroundings and views in
toward the Project.

It is critical that this Project do more than create an exterior public plaza as its
approach to the public realm. Therefore, in addition to the urban fabric pushing in
all four sides, the building is elevated in its center. By doing this, four arches are
created as portals, allowing the public realm to flow through the building. The
ground floor of the building becomes continuous with the outdoor space, creating a
public plaza that can be used year round, and through its articulation of grand
arches, welcomes people into the Great Hall that is created within.

All of these gestures are bounded at the top by aeronautical considerations,
including FAA published surfaces and local operations as quantified by the Massport
Composite Airspace Map. These airspace considerations are related to the Project
Site’s proximity to Boston Logan International Airport, specifically the approach,
departure and one-engine-inoperable surface for Runway 9/27. The maximum
building elevations vary across the project site from approximately 296 to 281 feet
Boston City Base (BCB). The massing stretches outward as it reaches back towards
the City, the Harbor, and the neighborhood. Refer to Figures 2.3a-d for building
elevations and Figure 2.4 for section view.
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Character and Exterior Materials

The Office Building is primarily a glass building, utilizing particular systems to create
an undulating texture across the fagade.

At the ground level, the arches open up to the Great Hall. These arches are intended
to be highly transparent connecting indoors and outdoors on all sides. Fixed
revolving doors will provide all season access, but in warmer months, these walls
may be open to allow for true movement in and out and full connectivity of the
public realm.

Signage

The Project will be branded at the ground floor levels with visible signage
delineating the address of the building. There will also be significant wayfinding
signage as part of the public realm design, to help visitors and the public move
through the site with ease and clarity. The design of this signage will be heavily
integrated with the design of the public realm, as detailed below.

Public Realm Improvements

The new public space, the Great Hall, is not just an indoor/outdoor plaza, but also a
conduit and community hub for the South Boston Waterfront neighborhood. It is
the missing link between Congress Street and World Trade Center Avenue, the
MBTA station, the BCEC, the SBWTC and the developing South Boston Waterfront
neighborhood. As such, the Great Hall will become an inviting, central location on
the Project Site that helps drive, as well as maximize, the uses of the public open
space from the ground floor up to World Trade Center Avenue.

In order to be that attractor, the Office Building will offer a unique public experience.
Through lifting the building off the ground at its center and creating ‘portal” arches,
the Project provides a significant vaulted space unlike anything currently seen in
Boston. It will be of a scale that is beyond the traditional office building lobby or
retail restaurant. It will be open, warm, welcoming and feel like a place that people
should gather and linger. It will provide shelter, while visually opening to its
surroundings in all directions with operable glass frontages allowing for pleasant
wind flows during the summer months and providing shelter from elements through
the cold winter.

To the west of the Great Hall, at the Triangle Parcel Building, the inverse of this form
occurs, transforming this relatively inaccessible traffic island into an active, indoor
and outdoor gathering space for the public.

At the Congress Street and World Trade Center Avenue levels, the Great Hall
occupies the entire footprint of the Project Site, both as exterior public plaza and
interior public space. Flexible programming of this space might include a market or
food hall, connected to the Triangle Parcel Building, creating a fully programmable
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public realm experience. Office building entries are located at both levels as part of
the Great Hall experience, flowing into cafes and other market amenities, rather than
a sterile lobby. Building support and infrastructure spaces will be tucked away along
the World Trade Center Avenue side below the upper level public space.

Streetscape

The Office Building provides permeability at all street levels. With operable partitions
along the facades and multiple areas to move in and out of the building, the Project
engages with the streetscape in a meaningful way, and at multiple levels. The Project
will enhance the pedestrian experience through improvements to outdoor publicly
accessible open space around the Project Site, along World Trade Center Avenue, as
well as through the building's publicly accessible indoor spaces.

Pedestrian Access / Circulation

The pedestrian access around the Project Site and through the Office Building is
intended to be seamless and uninterrupted. With operable partitions along multiple
facades at the street levels, the permeability of the building is meant to draw people
in and out. The circulation through the Great Hall links the Congress Street elevation
to the World Trade Center Avenue elevation with a fully accessible route, open to
the public, 24/7.

Visitor entry drop-off areas for vehicles (one at Congress Street and one along
World Trade Center Avenue) will be carefully integrated into the plaza materials at
the World Trade Center Plaza. The open plaza offers ample space for food truck set
ups, temporary art installations, performance spaces and programmable gathering
spaces. Refer to Figure 2.5 for a diagram showing site circulation.

Accessibility

The Project is committed to providing a universally accessibly experience for all its
visitors. Please refer to the BPDA Accessibility Checklist in Appendix B for more
information and detail.

Open Space / Landscape Approach

The Project landscape design is a sweeping gesture to connect the Office Building
with the Triangle Parcel Building in a seamless pedestrian experience. The sinuous
lines of the landscape offer opportunities for large groups to gather in a lush setting
mixed with individual moments for relaxation and reflection. It also serves as a link
between the grade changes of World Trade Center Avenue and Congress Street. This
open space approach is integral to the creation of the public realm, linking the
upper and lower pedestrian spaces that are harshly separated today.
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The landscape design will encompass a variety of hardscapes and softscapes, with
local species that will thrive in the Boston climate while bringing a robust and
natural feeling to the Project. The hardscapes and softscapes will move in and out of
the building, forging a continuous experience inside and out. Large trees in planters
will provide shade on sunny days while also extending the outdoors spaces to the
edges of the shoulder seasons by providing wind protection. Low grasses and
greenery will provide plush beds for outdoor activities. Hardscaping elements will
provide universal accessibility across the extent of the site, opening up the park and
Project to visitors of all abilities.

The landscape and open space integrate with the entrances along Congress Street
and World Trade Center Avenue making the landscape area and the internal publicly
accessible space a united continuous flow. Lines are expressed sculpturally through
shifts in surfaces, providing planting beds, seating benches, stairs and ramps. Visitor
entry drop-off areas for vehicles are contemplated at Congress Street and along the
World Trade Center Avenue. The open plaza offers ample space for food truck set
ups, temporary art installations, performance spaces and programmable gathering
spaces. This approach will soften the edges of the South Boston Waterfront
neighborhood and provide the residents and visitors with ample access to green
space.
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Figure 2.2a

Ground Floor Plan

401 Congress Street
Boston, Massachusetts
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Figure 2.2b

Mezzanine Floor Plan
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Second Floor Plan
including Land Bridge
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Figure 2.2d
Typical Office Floor Plan

401 Congress Street
Boston, Massachusetts
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