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FOREWORD

In 1977, the City of Boston, acting through its Economic Development and Industrial
Corporation (EDIC), secured ownership of the 167-acre South Boston Naval Annex from the
U.S. Department of Defense. The Marine Industrial Park (MIP), as the area is known, was
intended to create jobs and economic activity which would enhance the City's ecanbmy and
provide employment for City residents. In 1983, the EDIC purchased another 24 acres on
the MIP site, which was formerly part of the South Bosion Army Base. Today, over 3,500
jobs are based in the MIP. The MIP provides space for a wide array of marine related,
industrial and light industrial, and other types of businesses. The availability of large parcels
of open land and low-cost industrial buildings, and the unigue maritime infrastructure, has
enabled the MIP to provide space for many new and expanding businesses.

The MIP has provided many special benefits to the City. The former Army Base building,
with 1.6 million square feet, has become a major industrial and commercial employment
center. The Coastal Cement Company has developed a state-of-the-art cement import
facility, fully containing the transshipment of regionally significant cement imports.
Temporary space has been provided within the MIP to the Boston Sand and Gravel
Company for the preparation and distribution of concrete, allowing the company to serve the
needs of the Central Artery/Tunne! Project and other large construction projects while limiting
travel by concrete trucks in residential and other areas of the City.

The City's long term commitment to Dry Dock No. 3 and, to a lesser extent, Dry Dock No. 4,
at the MIP, has allowed for continued ship repair and refitting as contracts are secured by
private operators, generating an average of 200 to 400 jobs per year over the past ten years.
In 1996, the BRA/EDIC signed a lease with Boston Ship Repair, Inc., an affiliate of a New
York ship repair concern at Dry Dock No. 3.

The MIP also plays a critical role in Boston's seafood industry and is now the center of
seafood processing in the City. The MIP has long been home to two prominent seafood
dealers, John Nagle & Sons and Stavis Seafood. Another local dealer, Paul's Lobster, was
recently relocated from Northern Avenue to the MIP. The Boston Seafood Center opened in
1997, providing 67,000 sf of space for four seafood companies displaced by the CA/T
Project and Transitway. A new 70,000 sf building is now under construction for North Coast
Seafoods and an additional 65,000 sf building is being developed on Massport's Marine
Terminal. Additional land within the MIP has been reserved for the seafood industry, to be
developed as needed. ' ‘

A series of public open spaces has been developed within the MIP to provide the public with
the opportunity to see the working port in operation. The headquarters of the Boston
Harbormaster and the mainland embarkation point for vessels serving the Thompson Island
Education Center are located in the MIP. A public viewing platform was erected in 1996 to
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provide a view of the operations of Dry Dock No. 3. In 1997, Parcel A, the gateway to the
park from Summer Street, was improved with benches and landscaping and provides view
towards Reserved Channel.

The combination of economic activity, job generation, business opportunity, port-related
operations, public services, and public access afforded by the MIP define it as an important
and highly productive asset to the South Boston community, the Port of Boston, the City at
large, and the Commonweaith. This Master Pian represents the framework for future
development at the MIP.
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CHAPTER 1.0 INTRODUCTION

The following document serves as a Master Plan Final Environmental Impact Report (EIR)
for the Marine Industrial Park (MIP) and has been prepared in accordance with the various
Certificates issued on the Project by the Secretary of the Executive Office of Environmental
Affairs (EOEA) between 1990 and 1998, and with the Certificate issued on the Harborlights
Pavilion Project on January 15, 1999. This chapter addresses the purpose and goals of the
Master Plan, the study area and the history of the site up to the present day.

1.1 PURPOSE OF THE MASTER PLAN EIR

Purpose of the Master Plan
The purpose of the Master Plan is to describe the existing conditions and discuss future

plans for the MIP in light of current standards for Designated Port Areas and filled tidelands,
as well as the BRA/EDIC's mandate to promote employment opportunities in the City of
Boston. The purpose of the plan is as follows:

» To establish a conceptual framework for future development within the MIP that is
consistent with the BRA/EDIC's legislative mandate, local zoning and planning
studies the Designated Port Area standards, and Chapter 91 Waterways
regulations.

+ To implement the pertinent recommendations of the Port of Boston Economic
Development Plan, developed jointly by the City of Boston and Massport; with the
aim of increasing the MIP’s competitiveness in the global marketplace and
benefiting all who work in, depend on, and visit the MIP.

» To ensure that the MIP remains an economically viable industrial haven in which
reasonable arrangements are made to encourage present and future water-
dependent industrial development.

» To develop a clear framework for future use of the MIP,

The Master Plan is intended to afford greater flexibility and simplicity of review for future
development in the MIP. It will also provide the flexibility to meet Chapter 91 requirements
through MIP-wide land use planning, rather than parcel by parcel designations.

Goals of the Master Plan

The Master Plan provides a flexible framework within which it is possible to seek out new
and existing industries that can provide attractive job opportunities for Boston residents. By
identifying criteria for future projects, the Plan preserves the opportunity to respond to new
economic forces and new industries that can benefit from the MIP's locational advantages.

1-1
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BRA/EDIC's ability to respond flexibly to economic changes will facilitate the creation and
retention of jobs in the City of Boston.

The Master Plan is consistent with local planning efforts such as the Seaport Public Realm
Plan, the Harborpark Plan and the Port of Boston Economic Development Plan and has
incorporated community concerns info the document. It recognizes the unique locational
advantages and physical assets of the MIP for industry and places strong emphasis on
encouraging the growth of maritime industries such as seafood processing/distribution, ship
repair, intermodal freight and materials movement/staging related to transportation
infrastructure construction. |
The Master Plan provides a conceptual framework in which new projects can be evaluated.
The primary goal of the Master Plan is to establish a framework for the BRA/EDIC to
evaluate development proposals for uses that are either nonwater-dependent or non
maritime-industrial. A Chapter 91 Master License is one tool that is proposed to formalize
the framework to evaluate projects.

Additional goals of the Master Plan are:

1. To preserve and enhance the MIP's productivity during construction of
maijor transportation infrastructure and to protect its existing job base and
its industrial, manufacturing, and waterfront environment.

2. To provide sites and support for new economic development and job growth
and to maintain flexibility to respond to Boston's future economy.

3. To maximize the MIP's locational advantages for export- and import-oriented
uses.

4. To chart a streamlined path through the govermmental approval process for
future MIP projects while ensuring that environmental standards are fully met.

One of the primary purposes of the Master Plan is to develop a plan for future land uses and
to identify the means by which the approved uses may proceed in a manner consistent with
both local zoning and state regulatory standards. The development of such a plan requires
sensitivity to the City's objectives of job creation and economic development and the City's
and State's objectives for the promotion of maritime indusfrial uses.

Key considerations in developing the regulatory framework for the Master Plan include:

1. The dynamic nature of an urban industrial park and the constant flux of companies
and land uses in response to local, national, and international economic trends;
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2. The need to make the MIP an attractive place to do business by minimizing upfront

regulatory complexities and delays;

The strong desire to avoid conflicts between state and local land use controls;

4. The need for flexibility of uses on a parcel by parcel basis, while maintaining overall
objectives for the MIP as a whole.

w

Obiectives

In light of the above factors, the following objectives were established for the planning
process.

1. Maintain key maritime lands and assets along the harbor, while allowing for greater
diversity of industrial uses on inner parcels and limited commercial uses in the park.

2. Streamline regulatory approvals by reducing number of individual Chapter 91
licenses and MEPA reviews through upfront planning. Implement zoning changes to
facilitate appropriate development.

3. Maintain and enhance the existing economic base at the MIP by providing jobs and
expanding the tax base.

4. Take maximum advantage of public sector infrastructure investment in deep draft
channels, piers and wharves, highway and rail access and public transit to support
additional economic activity.

5. Modify local and state regulatory framework for consistency with City of Boston and
Port of Boston Economic Development Plan objectives.

1.2 THE STUDY AREA

The MIP is located within the industrial port area of South Boston (see Figure 1-1, Vicinity
Map). South Boston contains a variety of uses including a mix of industry/manufacturing,
working waterfront, vacant or underdeveloped land, and some office and commercial space.
There is also a strong and stable residential community in South Boston. The area
immediately surrounding the MIP is largely comprised of manufacturing, warehousing, and
maritime uses, with limited office and commercial activity,

The MIP includes a total of 191 acres of BRA/EDIC owned property, all of which consists of
filled and flowed tidelands. The MIP is bounded by Boston Harbor on the northeast,
Reserved Channel on the south, Summer Street on the southwest and Commonwealth Flats
on the west. The neighboring uses include the Boston Edison plant and Massport's Conley
Terminal across the Reserved Channel, water-dependent activities, manufacturing and
warehousing with some commercial and office uses.

1-3
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It should be noted that boundary of the MIP does not include the Black Falcon Cruise
Terminal and the Intermnational Cargo Port Boston facilities that are located in the southern
portion of the area people generally think of as the MIP. These parcels are under the
custody and control of Massport and therefore were not included in the Master Plan study.

The MIP is located approximately 3/4 miles from downtown Boston and approximately 3
minutes from Logan International Airport via the new Ted Williams Tunnel. There is good
truck access to the interstate highway system with 1-90 linking o the west and Route 128
and 1-93 linking to south and to the north. Public transportation is available via three MBTA
bus routes: No. 7 from South Station along Northern Avenue or from City Point in South
Boston to the Summer Street entrance; No. 6 from Haymarket, the Aguarium and South
Station into the MIP; and No. 3 from Chinatown or City Point into the MIP. The BRA/EDIC
also contracts with a private service to provide shuttle buses for employees to and from the
MIP and South Station.

1.3 HISTORY AND OWNERSHIP OF THE MIP

The MIP is located in an area known as Commonwealth Flats. This area was originally a
vast area of intertidal flats which was filled by the Commonwealth for economic development
purposes in the late 1800s and early 1900s. In 1866, the Board of Harbor and Land
Commissioners recommended the MIP site be filled as part of a large project to create land,
piers, and channels in South Boston. The Fourth Annual Report of the Board of Harbor
Commissioners, referenced in Chapter 81 of the Resolves of 1866, describes a series of
contracts for filling aimost 750 acres of tidelands, constructing a seawall approximately two
miles long from Fort Point Channel to Fort Independence, and reserving a channel to the
deep water that was approximately 500 feet wide. The report also listed the benefits
expected from this activity, including broad areas for workshops and factories in a location
favorable for receiving imported raw materials and distributing manufactured products, as
well as extending deep water frontage to assist in meeting future possible demands.

The Legislature authorized the Harbor and Land Commissioners to issue contracts for the
dredging and deepening of the Flats (Chapter 354 of the Acts of 1867) and later for filling,
occupation and improvements to the Flats (Chapter 326 of the Acts of 1868). Several
historic plans between the dates of 1873 and 1915 show the progress of the filling of the
Commonwealth Flats. It is believed that at least part of the MIP was filled in the early 1900's
(see License No. 2347 for the MIP parking garage in Appendix D Chapter 91 Licenses).

In 1920, the U.S. Government purchased the area of the Sotith Boston Naval Annex from
Commonwealth of Massachusetts. The Naval Annex included Drydock No. 3 which became
the only drydock north of Philadelphia capable of docking capital ships such as the
Leviathan, Queen Mary, battle ships and aircraft carriers. At the same time, the U.S. Army
purchased land from the Commonwealth for the South Boston Army Base.
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Most of the buildings on the two sites were erected between 1914 and the mid-1940's. The
Army Base was used during World War 1, I, and the Korean War. During World War 11, over
50,000 people worked around the clock repairing and overhauling American and Allied ships.
Tanks, weapons, and other war materials were stockpiled at the Army Base before being
shipped overseas.

During the post-war era, activity declined and the shipyard functions were consolidated in the
Charlestown Navy Yard, leaving the buildings and structures in the South Boston Naval
Annex to fall into disrepair. The drydocks were still used, although not often. In 1973, the
U.S. Department of Defense announced the closing of the Naval Annex and in July of 1974,
the facility was formally closed.

EDIC’s Role

The EDIC was established by Chapter 1097 of the Acts of 1971 of the Commonwealth of
Massachusefts to remedy conditions of industrial decay found to exist in parts of Boston
which "cannot be dealit with effectively by the ordinary operations of private enterprise” and
to address "a condition of substantial unemployment and underemployment." The legislation
gave EDIC the ability to own, lease and manage real property; the power of eminent domain:
and the ability to issue revenue bonds to fund improvements.

The EDIC, the City of Boston, and the Commonwealth recognized that the Naval Annex was a
prime site to pursue EDIC's legislative mandate to encourage economic development. The
area contained large expanses of land and piers, major industrial buildings, and two drydocks;
was accessible by water, air, frain and highway; and was conveniently located near a skilled
workforce in the South Boston community. In 1975, EDIC entered into a Protection and
Maintenance Agreement for the site, and the legislature acted to create the Massachusetts
Government Land Bank. The Land Bank was created to aid "in the speedy and orderly
conversion and redevelopment of certain lands (including the Naval Annex) formerly used for
military activities to non-military uses, including industrial, commercial and residential uses, in
order to prevent blight, economic dislocation, and additional unemployment.”

In 19786, the Economic Development Plan for the Boston Marine Industrial Park (EDP) was
created to guide the reuse and development of the Naval Annex. In 1977, after approving
the EDP as a "redevelopment plan”, the Land Bank acquired the 167-acre property and
granted it to EDIC. In 1980, the EDP was amended to include portions of the South Boston
Army Base. In 1983, EDIC purchased a 24-acre portion of the 58-acre former Army Base
which included the 1.6 million square foot Building No. 114. Together the two properties
comprise the 191-acre site known as the Marine Industrial Park (see Figure 1-2, MIP
Boundary Plan). Finally, the Boston Redevelopment Authority and EDIC merged to form
BRA/EDIC under the leadership of Mayor Thomas Menino in 1995.
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Key Historical and Requlatory Events

The list below outlines some of the key historical and regulatory events that set the stage for
the current level of development within the MIP. It is interesting to note that the physicai
assets of the MIP, including the land, buildings, dry docks, piers and channels, were
primarily constructed by the federal government in the early part of this century. In 1980,
Massport made the only major addition to the MIP's maritime assets through the
construction of the 47-acre Massport Marine Terminal. The initial objectives for the
redevelopment of the abandoned military facilities have been largely implemented, with
nearly all of the parcels currently occupied by a variety of water-dependent and industrial
uses.

Key Reguiatory Milestones
1890s -1920s - Development of Commonwealth flats through legistative authorizations
1920s- 1940s - Sale to U.S. Government for maritime and military purposes, further development
of military uses.

1974 - Abandonment of military use and base conversion for economic development.

1976 - Creation of MEPA Unit and provisions for environmentai review of development projects.

1977 - EDIC land acquisition South Boston Naval Annex.

1978 - Approval of CZM plan, designation of South Boston DPA (promotion, economic
development).

1978 - First set of Ch. 91 regulations, flexibility for dredging, filling, economic development.

1980 - EDIC/Massport waterways license for maritime industrial use of Massport Marine
Terminal

1983 - EDIC land acquisition and Economic Development Plan for South Boston Army Base.

1983 - Legislative Act extends Ch. 91 to filled tidelands, regulates land use in DPA.

1988 - Maritime Economy Reserve zoning implemented in Boston.

1990 - MEPA/BRA establish special procedures for Masier Plan.

1990 - New Ch. 91 regulations finalized, restricts DPA land use significantly.

1994 - Ch. 91 DPA regulations modified to allow greater flexibility based on statewide
problems with implementation.

1994 - MEPA amends scope for Master Ptan based on CA/T activities in the area and revised Ch.

91 regulations.

1996 - Port of Boston Economic Development Plan released.

1996 - Draft Master Plan EIR submitted to MEPA. _

1998 - Master Plan Update submitted to MEPA. MEPA amends scope for Master Plan.

1.4 THE MIP TODAY

BRA/EDIC's overall plan for the MIP promotes the same uses for waterfront property and
filled tidelands today as intended by the original fill authorizations. Starting with a vacant
military facility, EDIC has developed and managed the MIP over the past twenty years,
promoting both maritime and industrial reuses of the existing facilities and investment in new
job-creating industries. Since the initial purchase of the Naval Annex, EDIC has made over

1-11
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$40 million in improvements to the infrastructure which in turn have leveraged more than
$150 million in private investment. BRAJ/EDIC has actively promoted the utilization of
waterside parcels within the industrial park for water-dependent use and the development of
interior parcels for compatible industrial use. Today, approximately 250 businesses
empioying more than 3,500 people are located in the MIP. Business activities include food
processing, ship repair, interior design, printing, circuit board assembly, seafood processing
and distribution, construction staging and intermodal freight handling, among others.

G112
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CHAPTER 2.0 AREA CONTEXT

L LX T P s

The MIP is located in a portion of the City of Boston that is growing in economic importance.
The MIP, along with the maritime properties along the south side of the Reserved Channel,
constitutes the seaward-most area of industrial land on Boston Harbor. The MIP sits astride
the Ted Williams Tunnel, which connects East Boston and Logan Airport with South Boston.
When the extension of Interstate 90 is completed, the MIP will have excellent connections to
the interstate highway system that do not pass through residential neighborhoods. The MIP
is bounded on the north by Boston Harbor's Main Ship Channel and on the south by the
Reserved Channel. Its position on these deep drait shipping channels and easy access to
the interstate highway system are the major features which determine that a preferred plan
for the MIP will use a large portion of its land for maritime industrial purposes.

The MIP is located in the eastern end of the 900-acre South Boston Waterfront in the City of
Boston. Exisfing land use within this District is highly mixed, with industrial and port
- operations predominating in the eastern and central areas and mixed commercial uses in the
west. The District's overall mix of uses inciudes port facilities, warehousing and industrial
space (some of which is occupied by services which support the downtown economy),
transportation infrastructure, an expanding convention and office complex at the World
Trade Center, office space within converted warehouse buildings, several notable seafood
restaurants and museums, and most of Boston's seafood industry. The district hosts the
City's largest industrial employer, the Gillette Company.

Several major public projects are under construction in this area including the MBTA
Transitway and the Boston Convention and Exhibition Center.

Industrial South Boston 7

The center of the industrial area of South Boston, bounded by Summer Street on the north
and east, West First Street on the south, and A Street and the Gillette Company plant on the
west, is a large area dominated by light manufacturing, some seafood processing and
distribution space, and warehousing and transportation uses. This area serves multiple
functions within the Boston economy, providing backland support for the Port of Boston,
manufacturing space, construction and maintenance service yards, buildings, truck
terminals, and other uses.

The Massachusetts Convention Center Authority is commencing construction of a new $700
million Boston Convention and Exhibition Center (BCEC) to be located south of Summer
Street, between D Street and the Bypass Road. This facility will be under construction for
the next several years, with a scheduled opening date in 2003. The Convention Center is
being sited on a sixty-acre parcel of land, currently in primarily industrial use. Several
existing businesses in the redevelopment area are being relocated to the Marine Industrial -
Park, most notably two water-dependent industrial uses, North Coast Seafood, which is
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constructing a 70,000 square foot (sf} building on Parcel B and Thermo King, which is to be
located on Parcel L-2. While this facility is nearby, little direct impact is expected on
operations within the industrial park. However, one of the trade shows likely to take place in
the new facility will be the International Boston Seafood Show, one of the most important
frade shows for the seafood industry. This will present a unique opportunity for seafood
processers in the Marine Industrial Park to bring potential clients from the show to visit their
processing plants, only a short walk from the convention facility.

A series of heavy maritime industrial uses are located south of the MIP across the Reserved
Channel. Facilities such as the Massport's Conley Container Terminal, the Coastal Qil Tank
farm, and the Boston Edison's electric power generation station either directly or indirectly
take advantage of their proximity to the deep draft navigational access afforded in the
Reserved Channel. Boston's main lobster fishing support facility, Cardinal Madeiros Wharf,
is located on the south side of the Reserved Channel. These maritime land uses on both
sides of the Channel complement one another and are functionally supported by uses in the
interior of the MIP and in the central industrial area of South Boston.

South Bgston Piers Area

Much of the land in the area north of Summer Street and west of D Street/Ramp Street is
currently used for surface parking and to support the development of new highway, street,
and transit infrastructure. This area is beginning to be developed as an extension of the
downtown economy. Former warehouses have been converted to office space and
residences, and recent construction projects inciude the new Federal Courthouse, the
Seaport Hotel and the World Trade Center - East office building. Major commercial
development plans have been announced for the Fan Pier and Pier Four. Museums,
restaurants and an entertainment venue have been developed, indicating the dynamic
character of this area as transportation infrastructure is completed.

South Boston Residential Community

To the south of East and West First Streets, south and southwest of the MIP, is the
residential area of South Boston. The South Boston community has traditionally suppiied
labor to the industrial, commercial, and seaport related uses in the MIP and elsewhere on
the South Boston Waterfront. EDIC has worked closely with the community and South
Boston continues to have a close economic and political refationship with the MIP.

The MIP also generates general business activity in banking, building construction, the
provision of general supplies and materials, and maintenance services for plants and
equipment. Although the transactional path of this economic activity is difficult to trace,
some of these goods and services are purchased from South Boston businesses.

Many community meetings and on-going discussions have been held by the BRA and
Massport with South Boston residents to discern important issues relating to Port and MIP
planning. Issues that concemn the community are economic development, job growth and
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traffic. The single greatest issue for the South Boston community is the traffic generated by
economic activity at the MIP and other parts of South Boston. This includes industrial

trucking, commuter trips, and miscellaneous trips, many of which utilize South Boston's
residential streets as access routes. The gravity of this problem is exacerbated by the fact
that the South Boston Waterfront area is a peninsula with limited roadway access points.
The access points to the west are carried by bridges that lead traffic into highly congested
downtown Boston. To the southwest, bridge access points lead traffic to the highly
congested 1-83 corridor. To the south lies the South Boston community, and much traffic
passes over its residential streets in order fo avoid other congested areas, creating the so-
called "Back Door™ into and out of downtown. The community has been especially affected
by the travel of large trucks over residential sfreets.

Overall traffic access problems at the MIP, including the relief of traffic impacts on the South
Boston community, have been alleviated by the development of new interstate highways,
local streets, and truck routes, as part of the Central Artery/Tunnel Project. The opening of
the South Boston Haul Road and its completion as the South Boston Bypass Road has and
will continue to relieve community traffic impacts by removing heavy trucking and hazardous
cargoes from South Boston's streets. The completion of the I-90 extension through the
South Boston Waterfront area, and the improvement of 1-93 capacity will decrease overall
traffic congestion, removing commuter ftraffic from South Boston and improving
transportation-related environmental impacts in South Boston. In addition, the development
of the South Boston Piers Transitway, connecting South Station to the MIP with rapid transit
service, will lure drivers with origins and destinations in the South Boston Waterfront area out
of their cars and onto public transportation. Relying on the increased truck, car and rapid
transit access to the District, increased economic development of the area will generate
greater economic activily, more jobs, and business in which the South Boston Community
will participate. This transportation infrastructure also will provide for access that does not
rely on South Boston's residential streets to carry the South Boston Waterfront's frucks, cars,
and hazardous cargoes.

New Transportation Infrastructure
Historically, freight railroads provided the primary means of travel and transport to the MIP

and the South Boston Waterfront. As trucks and cars have come to prominence,
development within the District has been hindered by the limited capacity of the local
roadway system, very poor connections to the Interstate and Regional Highway systems,
and no public transit services beyond local buses. Recent developments have sought to
alleviate these problems. The construction of the exclusive commercial vehicle South
Boston Haul Road has improved access for industrial fraffic while removing trucks from the
surface streets in residential South Boston. The opening of the Ted Williams Tunnel has
provided commercial traffic with direct access to Logan Airport. The completion of Interstate
90 into and through South Boston will dramatically expand access to the district, provide
excellent truck traffic connections with the region, and allow for more intense economic
development and land use throughout South Boston and within the MIP. The development
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of the South Boston Piers Transitway will serve to connect the South Boston Piers area and
the MIP to the downtown transit system, providing vastly improved access via public transit
and increasing the capacity of the area to support development.

Based on the recommendations of the Boston Transportation Department's South Boston
Transportation Study, improvements to the street network system in and adjacent to the MIP
are proposed, including the extension of FID Kennedy through Parcel V-1 to Northem
Avenue, and the extension of the Massport Haul Road to Dry Dock Avenue.

21 MIP'S ROLE IN THE PORT OF BOSTON AND THE COMMONWEALTH

Currently the MIP plays several significant roles in the operations of the Port of Boston.
These roles define the importance of the MIP to the Commonwealth of Massachusetts. The
1996 Port of Boston Economic Development Plan identified the MIP's current and future
roles in port operations. This plan was first and foremost a study of the Port's economy and
businesses and charted the needs of and opportunities for maintaining and enhancing the
services of the Port of Boston. lIts particular value in the development of this Master Plan is
the clear direction it gives for the reservation of property and facilities within the MIP. to be
devoted to the Port economy. It establishes a clear land use plan for port operations at the
MIP and also clarifies which parcels and facilities within the MIP are not required for current
or future port activities. The recently published Seaport Public Realm Plan reemphasizes
the MIP’s importance in the Port economy.

The largest marine facility in the MIP, the Massport Marine Terminal, is currently being used
as a multi-purpose maritime terminal. In past years, the terminal has been utilized
extensively for automobile imports; however, its primary function today is the transshipment
of excavated materials associated with the Central Artery/Tunnel project. The Port of Boston
Economic Development Plan has identified the terminal as a potential location for an
expanded cruise ship terminal, additional seafood processing and distribution space, and for
intermodal warehousing space. Plans are underway to construct a new, 65,000 sf seafood
processing faciiity on the parcel, New Boston 2, in the near future. The size, configuration,
and berthing capacity of the Massport Marine Terminal will allow it to serve muitiple port
functions in the future, as it has since the Terminal was created with landfill. Should new
maritime industrial demand arise in the Port of Boston, MIP's Massport Marine Terminal has
substantial capacity to respond to this demand.

The Boston seafood processing and distribution industry is a particularly valuable economic
asset to the City and the Commonwealth. Centered in South Boston around the Boston Fish
Pier, the industry is economically healthy, but is being subjected to some dislocation due to
transportation infrastructure projects. The MIP currently is home to several prominent
seafood companies, including Stavis Seafoods, Globe Fish Co. Inc., F.J. O'Hara & Sons,
Inc., Freshwater Fish Co. Inc. Puritan Fish Co. Inc. Paul's Lobster, John Nagle and Sons,
and Commercial Lobster. .The Port of Boston Economic Development Plan has
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recommended the creation of a Seafood District within the MIP to provide expansion and
relocation space for this industry. Parcel X was developed into a new seafood processing
facility in 1996 (New Boston 1) as part of this plan and, as mentioned above, a second
facility is being planned at the Massport Marine Terminal.

The MIP hosts two ship repair facilities, Drydock No. 3 and Drydock No. 4. While only one of
these facilities is currently active and the overall industry outlook is marginal, the ship repair
facilities are an important component of maintaining Boston as a full service port. The
Coastal Cement facility continues to serve a valuable function within the Port, importing
cement for local distribution and use in public and private construction projects.

MIP also plays a supporting role to two nearby maritime facilities, Conley Container Terminal
and Black Falcon Cruise Ship Terminal. All containers coming into the Port of Boston are
now handled solely at the Conley Terminal in South Boston. Because of the proximity to
Conley Terminal, the MiP plays a supporting role with landside freight handling facilities.

The MIP is immediately adjacent to the Black Falcon Cruise Terminal, one of the premier
passenger ship facilities in New England. Today, cruise ship patrons use the MIP public
garage to park their vehicles during cruises. In 1996, the Port of Boston Economic
Development Plan projected significant growth in cruise ship services through the Port.
Because this growth has occurred, the existing Black Falcon terminal is over-taxed.
Massport has evaluated sites for the expansion of the industry including the Massport
Marine Terminal and has recently decided to expand the Black Falcon Terminal to the east
of the existing terminal. This increased level of activity will require continued coordination
with the MIP, :

The MIP will continue to have one of the two "on-dock” rail Jocations on Boston Harbor.
Though there are no uses projected to increase demand for waterfront rail service, the
existing rail service to the MIP will be protected and maintained, and a right of way to service
the Conley Terminal in the future will be reserved.

Other Economic Activities at the MIP

The MIP contains a wide diversity of non-port related businesses including interior design
and display space, food preparation and distribution, a variety of light industries, specialty
steel supply, bio-medical and high technology, and printing, among others. While the
majority of land area is devoted to maritime uses, the majority of interior space within the
MIP is devoted to non-port related uses. This is largely due to the jumbo-sized, 1.6 million
square foot former Army Supply Depot, Building 114, which is used for an interior design
center and for a variety of office and light industrial uses. These nonwater-dependent
activities are the greatest generators of jobs and business activity for the local economy.

As described above, the MIP will continue to have a significant role in the activities of the
Port of Boston, and therefore will remain an important economic asset to the Commonwealth
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of Massachusetts. The reduction of traffic-related impacts in residential South Boston,
together with the benefits of increased economic activity and jobs within the MIP, will
improve the interaction between the MIP and the community.

2.2 REGULATORY AND POLICY CONTEXT

The MIP is the product of a series of actions by the Legislature over a period of 125 years to
support and expand industrial development in the Commonwealth. Originally authorized in
the 1860's, the activities at the MIP today foster industry and manufacturing and remain a
vital part of the City's effort to promote jobs and its own economic heaith. Over the last 20
years, this public mandate of the MIP has been supported and reinforced through a series of
legislative and regulatory actions. BRA/EDIC's stewardship of the MIP is consistent with its
own legislative purpose and with the original purpose for which the site was authorized to be
filled. '

In 1989, the Secretary of the Executive Office of Environmental Affairs required the City of
Boston to prepare a Master Plan for the Marine Industrial Park. Creation of a Master Plan
for the Park was seen as a vehicle for the City to plan for maritime industrial uses for the
Park in response to the emerging state Chapter 91 regulations. The Master Plan would also
allow state agencies to review uses proposed for the Park. The Secretary’s Certificate on
the 1996 Master Plan Draft EIR required the BRA and state agencies to determine the
regulatory framework under which future land use decisions for the MIP will be made.

The regulatory framework affecting land use at the Marine Industrial Park is composed of
both local and state level controls. At the local level, the City of Boston has established -
zoning district boundaries and allowable land use designations for each district. The Marine
Industrial Park is zoned in part as a Maritime Economy Reserve zone, allowing primarily
water-dependent industrial uses, and a general industrial zone (I -2), allowing a variety of
industrial, manufacturing and commercial uses. At the state level, the DEP Waterways
Regulation program exerts jurisdiction over nearly all of the Marine Industrial Park (MIP)
through Chapter 91 licenses as the majority of the park is located in filled and flowed
tidelands subject to Chapter 91 jurisdiction. The relevant standards within the Waterways
Program allow for primarily water-dependent industrial uses within the MIP, with provisions
for other industrial and commercial uses in existing structures, on a temporary basis or in
limited proportions. The Massachusetts Coastal Zone Management program also plays a
major role in land use regulation at the MIP through the establishment of the Designated
Port Area boundaries. Most of the Marine Industrial Park is located within the South Boston
Designated Port Area (DPA). Additionally, the state MEPA program is involved in the review
and approval of the Master Plan and will be involved in the environmental review of any
projects proposed in the future that do not conform to this document.
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2.2.1 MEPA Process

In 1989, EDIC filed a Notice of Project Change with MEPA for the construction of the central
parking facility. While no further MEPA review was required for the garage, the Secretary's
Certificate and the DEP Waterways license required EDIC to prepare a comprehensive
Master Plan addressing numerous issues relating to future use and development of maritime
and non-maritime uses in the MIP. MEPA and DEP indicated that no new projects for
nonwater-dependent use would be approved within the MIP without such a Master Plan.
EDIC proceeded with the filing of an Environmental Notification Form in February, 1990 to
develop a scope for the Master Plan. In March, 1990, EDIC and MEPA jointly signed a
Certificate calling for a major and complicated project review process and describing an
extensive scope for the content of the Master Plan EIR. A Draft EIR was submitied to MEPA
in November 1990 and circulated for public comment. With the consent of the Secretary, the
EIR was withdrawn by EDIC due to the extensive public comment, particularly from the
South Boston neighborhood. Absent any clear consensus among public and private entities
regarding the future of the MIP, further efforts to develop a Master Plan were put on hold.

In 1991, EDIC requested the EOEA Secretary to update and modify the previous scope for
the MIP Master Plan to reflect regulatory changes and current conditions. Since the original
scope was issued in 1990, DEP's new regulations for Chapter 91 came into effect. These
new regulations changed the manner in which DEP licenses water-dependent and nonwater-
dependent uses, and provided for the creation of Municipal Harbor Plans and special
licensing provisions for Marine Industrial Parks. In addition, the City of Boston submitted a -
Municipal Harbor Plan, approved in 1991, covering a portion of the Boston waterfront.
Finally, the Central Artery/Tunnel Project was proceeding and had a larger impact on the
MIP than initially anticipated. The scope of the Master Plan was revised to reflect these new
developments. In December of 1993, the EOEA Secretary issued a revised Scope and the
. EDIC submitted a Draft Master Plan EIR to MEPA in July of 1996. That document
addressed the issues mentioned above and outlined planning initiatives for future
development of the MIP. In November of 1996, the Secretary issued a Certificate on the
Master Plan Draft EIR which required the preparation of an “Interim Document” addressing
the substantial public comments received on the Draft Master Plan EIR.

After meeting with state agencies over several months and re-visiting controversial city
policies pertaining to the park, such as the proposed sale of the park, changes in the DPA
boundary, and zoning issues, the Interim Document (“Master Plan Update”) was submitted
fo MEPA in June 1998. A Certificate on that document was issued in November 1998,
requiring the Final Master Plan EIR to further address the following matters:

s transportation access to the park;

. the nature of the “transitional zone” at Wharf 8;

° compatibility between proposed zoning and land use allowed under Chapter 91,
N utilities '
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Since 1991, there have been five requests made to MEPA by proponents within the MIP. In
April 1892, a Request for Determination was made to MEPA for construction of a 66,000
square foot (sf), one-story industrial building known as the Harbor Gateway Seafood Center
(never constructed). The preparation of an Environmental Impact Report was not required.
In March 1993, a Request for Determination was made on behalf of the Design Center for a
change of use of a portion of the premises from industrial to office. No MEPA action was
required in this case. In July 1995, a waiver was granted to Boston Sand and Grave! for a
portable concrete batch plant causing a reclassification of the project from water-dependent
to nonwater-dependent. A Notice of Project Change was filed on behalf of the Central
Artery/Tunnel Project in February 1996 for its Materials Disposal Program. M was
determined that a Supplemental Environmental impact Report was not required. In
November of 1998, the BankBoston (“Harborlights”) Pavilion filed an ENF requesting
permission to temporarily relocate their facilities from Fan Pier to the Wharf 8 site in the MIP.
A Certificate was issued that required, among other actions, that a siting analysis be
conducted to identify a permanent site for the facility outside of the MIP and that the Final
Master Plan EIR be filed by December 31, 1999. The Certificate required that this analysis
be included in the City's Final MIP Master Plan (see Appendix F). Al MEPA certificates
since 1991 have been included in Appendix A of this report.

This is the third Environmental Impact Report filed by EDIC under the Massachusetts
Environmental Policy Act (MEPA) for the MIP. The first, EOEA No. 2474, was approved in
1978 and dealt with renovation of the 167-acre former South Boston Naval Annex. The
second, EOEA No. 4427, was filed in 1983 for the acquisition and renovation fo Building 114
at the former Boston Army Base.

The Secretary’s Certificate on the Master Plan Update requested that a process for MEPA
review of projects proposed in the MIP be included in the Final Master Plan. Similar to the
Chapter 91 process, the intent of submitting this Master Plan for MEPA review is to receive a
Certificate from the Secretary of EOEA which approves the uses allowed by the Master Plan
with no further environmental review. Those projects that do not conform to this Master Plan
may be subject {o further MEPA review as outfiined in more detail in Chapter 8.0,
implementation.

2.2.2 DEP Chapter 91 Program

The MIP consists entirely of filled and flowed tidelands and lies mostly within the South
Boston Designated Port Area (see Figure 2-1, Chapter 91 jurisdiction).

New Chapter 91 reguiations (310 CMR 9.00) went into effect in October, 1990. These
changes extended DEP’s jurisdiction to allow more comprehensive review of uses on filled
tidelands particularly in Designated Port Areas. The new regulations allow for special
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procedures, including expedited review and single licenses for a "large and complex set of
activities undertaken by a public agency.”" They also provide for the licensing of “marine
industrial parks,” which are designed as multi-use complexes that are predominantly used
for water-dependent industrial activities and are governed by comprehensive park plans
prepared in accordance with MEPA. Under these provisions, it is anticipated that a Master
Chapter 91 License will be issued for the MIP based on the information in this Master Plan.
The Master License will serve as an "umbrella” authorization allowing many activities to be
implemented in the park as a whole without requiring individual licenses, and allowing new
developments to be more readily evaluated (see Chapter 8.0 Implementation).

Since the acquisition of the MIP by EDIC, 13 Chapter 91 licenses have been issued for
specific uses at the MIP. These are:

License No. 669, issued July 18, 1980 for the Massport Marine Terminal;

License No. 1378, issued May 23, 1986 for Vil Corporation for activities at Wharf 8;

License No. 1636, issued June 22, 1987 for Pier 10 for a park and docking facilities;

License No. 2347, issued May 9, 1990 for the Parking Garage;

License No. 2688, issued September 30, 1991 for the Third Harbor Tunne! & Vent Bldg. No. 6;
License No. 2920, issued May 14, 1992 for the Vent Building Cofferdam;

License No. 2907, issued July 22, 1992 for Subaru Pier barge loading facility;

License No. 3235, issued February 3, 1993 for piers and floats at Berth 10 and Terminal Street:
License No. 3247, issued February 19, 1993 for Boston Sand and Gravel to operate and maintain
concrete batch plant at Bldg. No. 186;

License No. 5317, issued February 12, 1996 for the Design Center to allow limited office use:
License Nos.5070/ 5071, issued in 1997 for the Boston Seafood Center on Parcel X;

License No. 7917, issued in 1999 for the North Coast Seafood building on Parcel B

License No. 7961, issued on June 28, 1989 for the EDIC water transit docking facility at Wharf 8
(in conjunction with BankBoston Pavilion relocation).

Additionally, in February 1999, DEP issued a Determination of Applicability to aliow the
temporary relocation of the Harborlights Pavilion to Wharf 8 in the MIP (WRP JD-98-6009).

Existing Chapter 91 jurisdiction
Under Chapter 91, the DEP waterways program exerts jurisdiction over approximately 184

acres out of the 191 acres of land and water within the MIP. DEP jurisdiction includes all
lands within the MIP except the approximately 12 acres which are both north of Dry Dock
Avenue, west of Harbor Street and south of Northern Avenue. Current structures and uses
within the MIP are generally in compliance with Chapter 91.

Marine Industrial Park Master Plan _

Under the provisions of 310 CMR 9.02, a "Marine Industrial Park" may be designated for
special flexibility in licensing if a Master Plan is developed, approved under MEPA and
accepted by DEP. In this instance, up to one third of the Marine Industrial Park could-be in
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nonwater-dependent uses, primarily for general industrial purposes. Commercial and other
uses, not including hotel or residential use, may occur “in a manner that is incidental to and
supportive of the water-dependent industrial uses in the Park.” As stated previously, one of
the primary purposes of the Master Plan is to establish a conceptual framework for future
development within the MIP that is consistent with the BRA/EDIC's legislative mandate, local
zoning and planning studies, the DPA standards and Chapter 91 Waterways regulations.
Approval of the Master Plan under the Marine Industrial Park Master Plan provisions of the
Chapter 91 regulations coupled with the proposed zoning changes outlined in Section 8.3 will
achieve this purpose and will allow projects to proceed faster and with more predictability
throughout the Chapter 91 process.

The additional flexibility allowed via the "Marine Industrial Park" designation for land uses
within the MIP is an important requirement for the implementation of this Master Plan and
will facilitate BRA negotiations with potential tenants that could contribute economic benefits
to the entire park and South Boston community.

While most of the Master Plan, except for the potential development of Parcel A for
commercial uses, could be accompiished under the existing regulatory framework, it is far
more difficult to do so without a "Marine Industrial Park” designation. Some uses would be
constrained by temporary licenses, others would need complex agreements regarding
linkage of commercial activities to specific water-dependent industrial uses. The recent
experience in trying to accommodate the expressed desire of Legal Seafoods, Harborlights
and Au Bon Pain for additional space has demonstrated that, while it is possible, it is neither
easy nor time efficient to approve individual projects in this manner.

This document, the Master Plan EIR, seeks the approval of the MIP as a "Marine Industrial
Park” under Chapter 91. The intent is to comply with the goals of the Chapter 91 program
through this formal designation and achieve the benefits of the Master Plan framework for
both regulators and project proponents seeking more streamlined approvals.

2.2.3 Coastal Zone Management Consistency

Since the majority of the MIP lies within the. South Boston DPA, this Master Plan has been
developed to facilitate CZM consistency determinations regarding the proposed Master
Chapter 91 license and future projects. The Plan incorporates the Maritime Economic
Reserve (MER) zoning established under the City's Municipal Harbor Plan, which supports
and refines CZM policy on designated port areas. CZM consistency is discussed further in
Appendix D.

Designated Port Area
The MIP is located in the South Boston Designated Port Area (DPA). Approximately 94% of

the leased land area within the MIP is within the DPA. All of the area subject to Chapter 91
jurisdiction, except for Parcel A, also is within the South Boston Designated Port Area.
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Parcel A, approximately one acre in size, is currently the only parcel within Chapter 91
jurisdiction which is not within the DPA.

The DPA classification was originally established to provide financial assistance, economic
development incentives, and regulatory relief for projects, such as dredging projects, which
were meant to support port related economic activities. Later, the DPA classification was
redefined, through the State's Chapter 91 Program, to restrict use of these areas to primarily
water-dependent industry and supporting uses.

Within the Designated Port Areas, the current Chapter 91 regulations allow:

1. Water-dependent industrial uses on filled and flowed tidelands, including ship
repair, bulk and liquid cargo terminals, harbor cruise and ocean-going cruise
terminals, seafood processing and distribution plants, and intermodal cargo
facilities.

2. Use of vacant land and existing buildings for nonwater-dependent industrial uses,
parking and transportation uses under a temporary, 10-year license and without
significant structural alterations.

3. Commercial and industrial uses are allowed as "Supporting DPA Uses" with the
following limitations: no more than 25% of a project site may be in such nonwater-
dependent uses; there must be a direct operational or economic benefit linkage o
water-dependent industrial uses; and hotel/motels, health care facilities,
recreational boating, entertainment or sports complexes and new office buildings
are prohibited.

The Master Plan does not recommend anhy changes to the DPA boundary as had earlier
been suggested in the Draft EIR.

2.2.4 City Zoning and Local Planning Initiatives

Local Zoning
The existing zoning within the MIP is composed of two districts, the Maritime Economy

Reserve Zone (MER) and the Industrial Zone (I-2) (see Figure 2-2, Existing Zoning).
Approximately 57% of the MIP falls within the MER zone which covers all of the important
maritime infrastructure of the MIP, including Drydocks No. 3 and No. 4, the Massport
Maritime Terminal, Wharf 8, Pier 10, Berth 10, and Coastal Cement (see Figure 1-2 MIP
Boundary). Uses within the MER zone are restricted to those meeting a narrow definition of
maritime industrial use, including activities such as bulk and containerized cargo handling
operations; large vessel service, support and repair; seafood processing and distribution,
passenger vessel operations; and similar uses. No flexibility is allowed for "supporting DPA
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uses" as described under the Chapter 91 regulations, and, consequent!y, the MER zone is
more restrictive than current Chapter 91 requirements.

The |-2 zone covers the balance of the MIP. Most of the buildings in the I-2 zone are used
for industrial and maritime industrial activities. Maritime industrial businesses include Stavis
Seafood, John Nagle and Sons, International Cargo Center of New England, Boston
Seafood Center, and Paul's Lobster. The |-2 zone allows a wide variety of uses, including
general industrial, office, and commercial uses and a number of undesirable heavy industrial
uses, such as electric generating plants, and asphalt plants.

These zoning designations are reasonably consistent with the proposed Master Plan but will
be revised to achieve better compatibility with the Master Plan objectives. The I-2 zone is far
more permissive than the uses proposed in the Master Plan and will be replaced with a more
restrictive zoning district as detailed in Section 8.3.

Local Planning Initiatives

The Master Plan has been developed in concert with and is consistent with goals and
objectives of the four major local planning initiatives that involve the MIP. The first and most
recent is The Seaport Public Realm Plan issued in February, 1999 which is a plan for the
area of South Boston bounded by Fort Point Channel on the west, Boston Harbor on the
north and east and the land areas adjacent to Reserved Channel on the south. The Port of
Boston Economic Development Plan, a joint planing effort by the BRA/EDIC and Massport,
was published in March, 1996 and is discussed more fully in Chapter 5.0, Economic
Development. The third planning initiative, the Fort Point District Plan, was issued by the
BRA in December 1990 and reflected a community based planning effort. The fourth effort,
the City's Harborpark Plan, was issued in October, 1990 and was the result of over four
years of planning in consultation with the Harborpark Advisory Committee. The Harborpark
Plan formed the basis of the City's Municipal Harbor Plan in accordance with the provisions
of state waterways regulations.

The Master Plan has been strongly influenced by these local efforts and has included in the
document provisions for strengthening of the working waterfront, protection of the industrial
and manufacturing base, and development of a diversified economy.

2.2.5 Master Plan Consistency with Other Programs

The Master Plan is designed to ensure compliance with state environmental regulatory
programs. The Plan establishes a framework for project specific review of the impacts of
new development projects. Examples of reviews that have been triggered by past projects
include MEPA, Massachusetts Historical Commission, and the Energy Facilities Siting
Council. The MIP does not contain any Areas of Critical Environmental Concern.
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BRA/EDIC continues to work closely with both the Massachusetts Water Resources
Authority and the Boston Water & Sewer Commission in an ongoing program of capital
improvements to the MIP water and sewer systems. Previous reviews by the Massachusetts
Historical Commission (MHC) and the Boston Landmarks Commission have indicated that
there are no historic resources impacted by projects at the MIP.

In the context of the extensive environmental documentation undertaken for the Central
Artery/Tunnel Project and the South Boston Piers Transitway project, transportation issues
surrounding the full development of the MIP through the year 2010 have previously been
addressed (see Chapter 4.0 Maritime and Transportation infrastructure).
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CHAPTER 3

LAND AND WATER USE




CHAPTER 3.0 LAND AND WATER USE

This chapter of the Master Plan outlines the existing features and conditions of the MIP and
describes the geographic context of the MIP. Building descriptions, current and proposed
land uses, maritime and land infrastructure and real estate information are all addressed.

3.1 SITE DESCRIPTION AND GEOGRAPHIC LOCATION

The MIP includes a total of 191 acres of EDIC owned property, most of which consists of
filled and flowed tidelands. Approximately 53 acres are water or flowed tidelands. The MIP
is bounded by Boston Harbor on the northeast, Reserved Channel on the south, Summer
Street on the southwest and Commonwealth Flats on the west.

The MIP is located at Northern Avenue and Summer Street, approximately one mile from the
heart of downtown Boston and one quarter mile from the entrance to the new Ted Williams
Tunnel. The MIP contains 30 buildings totaling approximately 3.6 million square feet (sf) of
gross building area. Figure 3-1, Parcel Plan, identifies parcel letters and boundaries.

3.1.1 Shoreline Information

The MIP has a total of approximately 9,350 linear feet of shoreline fronting on the Main Ship
Channel and Reserved Channel. Of this, 6,000 linear feet, or 65%, is usable shoreline,
meaning it has been improved with piers, wharves or docks capable of supporting ship to
shore transfers of goods or materials (see Figure 3-2, Usable Shoreline). 3,300 linear feet,
or 35% of the total, is currently unusable shoreline, meaning that further improvements are
needed for it to be usable for vessel berthing or unloading. This area is primarily along the
outer face of the Massport Marine Terminal, currently a rip-rap slope. With the construction
of a suitable wharf or berthing facility, this entire shoreline would be usable. The condition of
the usable shoreline varies, however, with Berth 10 and the North Jetty being in sound
condition and the East and South Jetties and Wharf 8 requiring some rehabilitation. Al of
the MIP shoreline is used, or proposed to be used, by maritime industries. Pier slevations
range from 16 feet to 17 feet above Mean Low Water (MLW), with a mean high water of 8.5
feet. Water depths from the NOAA harbor chart are approximately 35 feet MLW at the
South and East Jetties, 40 feet MLW at the North Jetty and up to 30 feet MLW at Pier 10
and Berth 10.

3.1.2 Relationship to Open Water

The MIP faces Boston Harbor and the Main Ship Channel to the north and the Reserved
Channel to the south. The parcels along the perimeter of the MIP directly face the open
water with water depths atongside ranging from 30 to 40 feet MLW. Water depths adjacent
to the Massport Marine Terminal are approximately 40 feet MLW. Water depths at Berth 10

3-1
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in the Reserved Channel are approximately 30 feet MLW. Vessel access to the main
shipping channels is unobstructed and efficient, in the case of Berth 10 in the Reserved
Channel, and access is immediate from the North Jetty ship berth, the two dry docks, and
Wharf 8.

The following parcels, identified in Figure 3-1, Parcel Plan, with a total land area of
approximately 76 acres, have direct access to the water via usable shoreline: Parcels Ct,
C2,K,L,M,M1,N,Vand W.

Navigability and Vesse! Berthing .
The general navigability along the MIP and the ability of vessels to berth is excellent. The

Reserved Channel along the MIP has a deep berthing capability. A depth of approximately
30 feet MLW extends to Summer Street along Berth 10. The MIP boundary along the harbor
has deep berth capability of approximately 40 feet MLW. The area along Pier 10 has a
depth of 30 feet MLW.

The Ted Williams Tunnel, located at the west end of the MIP, permanently sets the
maximum channel depth for all port facilities on the East Boston, Chelsea Creek, Mystic
River, and downtown waterfronts, as well as the South Boston waterfront west of the tunnel,
at 42 feet mean low water (MLW). For this reason, the North, South, and East Jetties, the
Massport Marine Terminal, Conley Terminal, and Reserved Channel, all located east of the
tunnel, offer the only Port of Boston berths with potential to accommodate future deeper-
draft vessels through additional dredging.

Boston Harbor Navigation Improvement Project

The Boston Harbor Navigation Improvement Project, currently underway, will have a major
impact on the safety and efficiency of large vessel movements throughout the Harbar and at
the MIP. The Main Ship Channel, which is immediately north of the MIP, and the Reserved
Channel, which is immediately south of the MIP, will be dredged to restore their authorized
40" MLW depth. Portions of the area at the confluence of the Main Ship Channel and the
Reserved Channel are being deepened to 40° MLW in order to enlarge the basin within
which large ships rotate to line up with the deep channels. Some of the vessel berths in the
Reserved Channel will be restored to the 40" MLW depth, while Conley Terminal will be
deepened to 45' MLW in order to better accommodate deeper draft ships.

3.2 EXISTING LAND USE

Today, the Marine Industrial Park contains various water-dependent and related facilities
such as seafood processing and distribution and inter-modal transportation. The MIP aiso
contains non-port related businesses, ranging from interior design to food preparation and
distribution. These businesses, as previously stated, tend to be the greatest generators of
jobs and business activity for the local economy and provide needed revenues to sustain the
more {raditional maritime industrial uses. Under the proposed Master Plan for the MIP, land
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uses will remain similar to those that are in the park today. The allocation of those uses on a
park-wide basis will change somewhat, as described below.

3.21 Current Land Use

Of the approximately 191 acres in the MIP, 138 acres are land area, and 53 acres are water.
Of the land area, approximately 123 acres or 89% is currently leased (see Table 3-1 MIP
Land Allocation by Use).

The MIP today supports a mix of water-dependent and nonwater-dependent commercial and
industrial uses (see Figure 3-3 Existing Land Use). Currently, notable water-dependent uses
within the MIP include: prominent seafood processing and distribution plants, such as Stavis
Seafoods, Globe Fish Co. Inc., F.J. O'Hara & Sons, Inc., Freshwater Fish Co. Inc., Puritan
Fish Co. Inc., Paul's Lobster, John Nagle and Sons, and Commercial Lobster; Drydock No.
3, the Port's central ship repair facility; Coastal Cement, a bulk cement importer served by
truck and rail; Boston Freight Terminals, intermodal cargo distributors; and the Central
Artery/Tunnel materials handling and barge loading/unioading operation at the Massport
Marine Terminal. Prominent nonwater-dependent uses include the Boston Design Center,
Bronstein Industrial Center, Au Bon Pain, J.J. Daly, and Boston Sand and Gravel Company.

For the purposes of this Master Plan, land usage has generally been calculated based on a
consideration of both building use and surrounding lot use. This approach was derived by
the BRA and state agencies including the Department of Environmental Protection
Waterways Regulation Program and the Massachusetts Office of Coastal Zone
Management. To determine the use of the building, a calculation is made based on the
percentage of use within the building. For example, if there are 3 floors in the building and 2
are devoted to industrial and 1 to maritime industrial use, the building usage would be 1/3
water-dependent industrial and 2/3 nonwater-dependent industrial. Thus, 1/3 of the building
would be considered to be in water-dependent industrial use and 2/3 in nonwater-dependent
industrial use. To determine the use of the land area outside of the building footprint, a
calculation is made based on the actual use of outside land area. For example, if there is
20,000 sf of land outside the building and 15,000 sf is devoted to truck loading, circulation
and storage, and parking for the maritime industrial use and 5,000 sf is for industrial related
parking, then 3/4 of the land area would be water-dependent industrial use and 1/4
nonwater-dependent industrial.

Once the use of the building footprint and land area are determined, the figures are added
together to determine overall parcel usage and all parcels within the MIP are totaled to
determine the overall MIP land usage (See Tables 3-2 and 3-3 Existing Land Usage and
Future Build Out ). The BRA, DEP and CZM all concur with this approach. Currently the
Parkwide allocation of land use (excluding vacant land) is 74% maritime industrial, 22%
general industrial, and 4% commercial.

[
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Table 3-1: MIP Land Allocation by Use

Use Type MIP Total Leased
Acres - % Acres %

General Industrial 27 14% 27 22%
Maritime Industrial 91 47% 91 74%
Commercial 5 3% 5 4%
Vacant 3 2%

Common 12 6%

Water 53 28%

Total 191 . 100% 123 | 100%

As shown in Table 3-1 above, the existing land uses within the MIP fit in to three categories:
General Industrial, Maritime Industrial, and Commercial.

General Industrial Uses

The Industrial Use category represents primarily nonwater-dependent manufacturing,
wholesaling, warehousing, distribution and transportation, but also includes limited office and
commercial uses. Other industrial activities in the MIP include food preparation, garment
manufacturing, printing, and warehousing. These uses account for about 22% of the total
leased area.

Maritime Industrial Use

The Maritime Industrial Use category represents water-dependent industrial uses as defined
by Chapter 91 at 310 CMR 10.00. These uses include generally those industrial uses that
are dependent on the transshipment of goods between ship and shore and include ship
repair, seafood processing and distribution, intermodal cargo facilites and water
transportation terminals. These uses account for approximately 74% of the total leased
area.

Commercial

Commercial uses represent 4% of the total leased area within the MIP. The temporary
BankBoston Pavilion accounts for 69% and Building 114 accounts for 17% of this total.
Building 114 houses the Design Center (wholesale showrooms and office space); the
Bronstein Center (manufacturing, printing and wholesaling); and Drydock Associates
(manufacturing and industrial). Commercial uses occur only in the Design Center. In 1999,
the BankBoston Pavilion was aliowed to temporarily re-locate to the Wharf 8 site in the MIP
for a period not to exceed 5 years. It is important to note that commercial uses generate a
lot of jobs and economic activity.

TN 2 o A e - - e i - - IR
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Vacant Land Area

There are a number of parcels within the MIP, totaling 3.5 acres, that are currently available
for lease. As the focus of the Master Plan is, in part, on the land available for new marifime
and non-maritime uses, vacant land has been separately categorized. Vacant parcels
include A, C-1 and C-2.

Parcels A, C1 and C2 have long been vacant due to the need for expensive site
infrastructure, but the area has recently been improved by BRA/EDIC, and North Coast
Seafoods is now constructing a facility on Parcel B. New roads and utilities have been
installed and the Berth 10 wharf has been rehabilitated.

Common Areas

Common areas in the Park include roads, parking lots, open space, maintenance, and utility
areas. Common areas comprise about 12 acres of the park with approximately 7 acres in
roads and 5 acres in parking and maintenance areas.

3.2.2 Compatibility

There are very few conflicts within the MIP between tenants or in the general operations of
the MIP. The land and buildings were originally set up for industrial and maritime-industrial
uses, and these operations remain compatible with one another. Internal roadways have
been reconstructed with more than adequate capacity for truck loading and circulation.
Pedestrian faciiities and access points have been designed to allow pedestrians to safely
move within the MIP without interfering with industrial uses or creating concerns for public
safety. Uses with the potential o generate off-site impacts, such as the cement imports,
materials handling facility or ship repair operations, have been carefully reviewed by
BRA/EDIC engineering staff to ensure that suitable control measures and housekeeping
practices are in place to limit impacts to adjacent users.

3.2.3 Underutilized

Other than the vacant parcels, which are discussed separately, the only parcels that might
be considered underutilized are the Massport Marine Terminal at Parcel M-1 and parcels V,
V-1 and W. The Massport Marine terminal is currently well-utilized for bulk cargo and CA/T
construction activities. Should demand for these types of uses lessen in the future, other
development may occur at this site. Parcel V is the ship repair facility formerly operated by
General Ship Corporation and is now closed. Modern Continental has recently entered into
a short-term lease agreement for Parcel V to consfruct tunnel tubes for the MBTA
Transitway Project. This parcel and the adjacent parcels V-1 (leased for CA/T construction
staging) and W (leased for temporary location of BankBoston Pavilion) are available for
development once these short-term leases end. A.C. Cruise Lines and Commercial Lobster
occupy a portion of parcel W and will likely remain in the long term.
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3.2.4 Overburdened

While there are no overburdened parcels in the MIP at this time, there are several parcels
with existing buildings that are densely developed. These parcels include Parcels F,land J,
comprising the Building 114 and Parcel Q. However, due to the available infrastructure and
parking to support these structures, they are not considered to be overburdened.

3.2.5 Real Estate Information

Leases

The BRA/EDIC has made major investments in the MIP to house a wide variety of tenants,
including seafood processing, bulk cement imports, a design trades center, light
manufacturing, and warehousing. There are approximately 250 companies in the MIP today
employing over 3,500 people and occupying approximately 95% of the total building area.
Tenants range in size from under 1,000 sf to over 150,000 sf of building space. Companies
in the MIP today include both tenants directly leasing from the BRA/EDIC and subtenants.
Lease lengths vary from 3 to 99 years, with most having renewal options. Among the
tenants are Massport, Au Bon Pain, Advanced Electronics, John Nagle and Sons, the
Boston Design Center, Harpoon Ale, Boston Ship Repair, Inc., Boston Seafood Center,
North Coast Seafoods, Boston Freight Terminals, and Paul's Lobster.

All current tenants and their lease terms are listed in Table 3-4, Parcel and Building
Reference.

Existing Buildings
The existing building footprints are shown on Figure 1-2, MIP Boundary Plan. The dominant

building within the MIP is the 1.6 million square foot Building 114. Built in 1914 as an Army
supply depot to support World War | military operations, the building is very heavily
constructed, with floor loading and elevator capacity to handle WWI vintage tanks.

The second largest building at the MIP is the 355,000 sf industrial building located on Parcel
Q at 12 Channe! Street near the MIP entrance. This type of multi-story, heavy floor loading
industrial structure is rarely constructed today, as most new industrial buildings are of single-
story construction, organizing the space in the horizontal versus the vertical dimension.

Many of the other existing buildings in the MIP were built to support WWII naval operations.
They are characterized by single story steel construction, large floor plates with open central
bays, and interior gantry type cranes. Some of the original buildings were demolished when
the cost of their renovation could not be justified in the context of expected lease income.
Others have been successfully redeveloped but are often internally subdivided to serve
muitiple tenants.
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Marine Industrial Park Master Plan EIR Land and Water Use

Construction of @ new 70,000 sf seafood processing building for North Coast Seafood on
Parcel B is cumently underway and a new facility for Commercial Lobster is being
constructed on Parcel W. A new building for the CA/T project is currently being planned for
Parcel M under the control of Massport.

Easements

In general, the roads within the MIP are owned by the BRA/EDIC and are private ways open
to the public. There are some utility easements on the MIP property (e.g. Bell Atlantic,
Boston Gas, Boston Edison). The Boston Water and Sewer Commission does not currently
have a formal easement, but the BRA/EDIC is p[anning'to tumn over the water and sewer
system to the Commission and will create appropriate utility easements on the property. in
addition, Massport has a railroad easement that extends through the MIP to Coastal Cement
and Building 117 and 118. The BRA /EDIC is also committed to preserving a railroad right of
way to allow access through the MIP fo a future rail connection to Conley Terminal.

Qwnership
EDIC owns and maintains all of the 191-acre MIP including all parcels located within the MIP

boundary, with the exception of Parcel M-2. Parcel M-2 is owned in fee by the
Massachusetts Highway Department and is used for the ventilation building for the Ted
Williams Tunnel.

3.3 PROPOSED LAND USE

There are several criteria for evaluating the MIP in the context of the use of Commonwealth
Tidelands, the management of the coastal zone in the public interest, and the compatibility of
the MIP's existing and proposed mix of uses with the desire to sustain and enhance the MIP
as a location for maritime industrial activities. The existing land use pattern with respect to
water-dependent industrial, nonwater-dependent industrial and commercial uses, as well as
vacant parcels is illustrated in Figure 3-3, Existing Land Use. The proposed land use
pattern, shown on Figure 3-4 and in Table 3~4 is similar to the existing land use in the MIP.
Future development will occur through a combination of new buildings and expansions to
existing buildings as shown on Figure 3-5, Future Buildout. The only significant in water
facility being proposed is the construction of a new pier adjacent to Wharf 8 (Pier 7). As
shown in Figures 3-4 and 3-5 and Table 3-4, a significant amount of the MIP is proposed as
water-dependent (“marine”) industrial uses. This land use pattern reflects the agreement
made between the BRA/EDIC and state agencies that at least 2/3 of the MIP will be used for
maritime industrial uses in the future (see section 3.36 Land Use Allocation below and
Chapter 8.0).

The following sections include a brief discussion of the expected future activity of two major
maritime industrial land uses - the seafood and ship repair industries as well as port tourism.
Additionally, the proposed zoning for Wharf 8, the BankBoston Pavilion Siting Study,
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Land and Water Use Marine Industrial Park Master Plan EIR

the proposed use of parcels seaward of Northern Avenue, Tide Street and Dry Dock Avenue
and the proposed parkwide land use allocation are discussed below. -

3.31 Seafood District

While there has been much publicity over the current New England groundfish crisis, the
Boston seafood processing and distribution industry continues to thrive. Boston has
historically been the market center for New England seafood processing and distribution,
relying on multiple sources of supply to serve diversified markets. Today, Boston continues
to have a preeminent role as one of four leading national distribution centers for seafood
products. Capitalizing on structural changes in the regional, national and international
seafood industry, Boston firms have established expertise in sourcing products worldwide.
Boston's seafood industry has survived and expanded fo meet changing needs in the
marketplace. Key factors that make Boston a successful seafood center include: the wealth
of entrepreneurial talent developed over the years; the proximity of Logan Airport's air freight
services; the "clustering” of seafood firms along the South Boston waterfront, allowing the
rapid exchange of products to meet the full range of customer needs; and the excellent
refrigerated trucking services serving national markets. Total direct and indirect economic
impact is $900 million in sales, $245 million in income, and 2,800 jobs. Total sales in the
Boston seafood industry are approximately $650 million annually, with direct employment of
approximately 1,900 persons.!

To maintain Boston's status as a preeminent distribution center in the regional and national
seafood marketplace, a Seafood District, as proposed by the Port of Boston Economic
Development Plan, is being created in the MIP. This new Seafood District within the MIP
can accommodate over 300,000 sf of state-of-the-art seafood processing space. Located in
part on Parcel X and in part at the Massport Marine Terminal on Parcel M1, the Seafood
District builds upon the 105,000 sf of existing processing space already in the MIP. Parcel X
is occupied by a group of seafood processors who relocated from the New England Seafood
Center on Northern Avenue into the New Boston 1 facility, a 67,000 sf multi-tenant
processing compiex in 1997. There is sufficient land area to provide an additional 30,000 sf
of expansion space on the parcel. New Boston 2, a 65,000 sf facility is currently being
planned for parcel M1, which is controlled by Massport. North Coast is currently adding a
70,000 sf facility. Full build out of the Seafood District is anticipated to extend over a period
of five to ten years., This time frame coincides with the anticipated revitalization of the New
England groundfish fishery, when increased processing activity can be anticipated in Boston.
As part of the mitigation program for the temporary siting of the BankBoston Pavilion at
Wharf 8, a new facility for Commercial Lobster Company is being built on that site. This
facility will be completed in the spring of 2000 and will be a state-of-the-art, wholesale lobster
distribution center.

1 Port of Boston Economic Development Plan, 1996.
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The development of leasable space in multi-tenant facilities in the seafood district is being
encouraged. It is important for small and growing firms, who are not in a position to buy or
build their own facilities, to have opportunities to lease space. Leasing arrangements would
be flexible so that firms in a growth phase can easily acquire additional space.

3.3.2 Industrial Port Tourism

The MIP presents a unique opportunity to mix an industrial waterfront with tourist attractions.
The MIP’s relative proximity to the focal point of growing pedestrian activity on the South
Boston waterfront creates the potential to bring visitors and tourists up close to seafood
processing, ship repair, large passenger ships and other maritime industrial activities. A
network of viewing points can be developed in the park, where pedestrians can safely
observe industrial activities, without interfering with daily operations. For example, the
elevated viewing platform at the head of Drydock No. 3 provides a window onto one of the
most fascinating and important industries in Boston — ship servicing and repair. From the
platform, observers can watch ships being repaired in one of the largest drydocks on the
east coast. There are opportunities for similar overlooks throughout the MIP, such as at
Berth 10 on Parcel C-1, Wharf 8 {on Parcel W), and at the new park adjacent to the CA/T
Ventilation Building on Parcel M-2. These viewing points can be combined with similar
destinations on the adjacent Boston Fish Pier and Black Falcon Cruise Terminal to create a
network of pedestrian activity focusing on industrial tourism. A conceptual plan of viewing
points and pedestrian access is illustrated in Figure 3-6 Pedestrian Access Plan.

3.3.3 Ship Repair

The MIP is home to two drydocks — the large Drydock No. 3 and the medium-sized Drydock
No. 4. The availability of ship repair services within Boston Harbor is critical to Boston's
future as a full-service port. However, many factors have combined to cause this industry to
struggle. There has been a significant decline in the overall demand for ship repair services,
in both the private and military markets. Competition with foreign shipyards and other
Atlantic and Guif Coast yards is intense. As a result, the Bethlehem Steel shipyard in East
Boston closed some years ago, and the General Ship Corporation ceased operations at
Drydock No. 4 in 1994. The outlook for increased ship repair activity is limited. Joint
marketing efforts between BRA/EDIC and Massport were successful in securing a ship
repair operator, Boston Ship Repair, for Drydock No. 3 in 1996.

As discussed in Chapter 6.0, there is a limited outlook for ship repair services demand in
Boston Harbor and significant investment is required to maintain and upgrade two drydocks
in the MIP. Based on these facts and discussions with the current operator at Drydock No.3,
BRA/EDIC recently decided to consolidate ship repair facilities and equipment at Drydock
No. 3 and has set aside certain areas adjacent to the facility for integral parts of the ship
repair activity as part of Parcel L. [n addition, Parcet L-1 a dormitory facility for ship's crew,
is reserved as part of Drydock No. 3 to provide increased flexibility and economy in
accommodating potential ship repair work.
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Layover and servicing of harbor cruise vessels could take place within the MIP, although
there has not been demand for such uses beyond the current vessel operations. The Port of
Boston Economic Development Plan recommends that the East Boston Piers be the center
of vessel servicing activities, although such uses would not be precluded from the MIP.

3.3.4 Wharf 8 Zoning and Siting Study for BankBoston Pavilion

Zoning

Due to its gateway location at the MIP along Northern Avenue, the future use of Wharf 8
(Parcels V and W) has generated significant interest over the past several years. The BRA
originally designated the area in the Draft Master Plan as a “transition area” where a mix of
maritime and commercial activities were envisioned. The area is now proposed to remain as
a maritime industrial site. The City has committed to keeping the current MER zoning for a
least ten years. The BRA/EDIC will actively market the parcels to marine industrial uses.

Siting Study for Harborlights Pavilion
in the fali of 1998, Harborlights Pavilion, now known as BankBoston Pavilion, requested

permission from local and state agencies to relocate its facility from the Fan Pier to Wharf 8
at the Marine Industrial Park. Substantial public comment was received on the proposal.
State agencies agreed to the relocation for a temporary time period and required that a siting
study be conducted to identify a list of sites within Boston Harbor where a permanent facility
could be located.? The decisions also required that the siting study be included in the BRA's
upcoming Final Master Plan EIR for the Marine Industrial Park.

In response to these conditions, the Boston Redevelopment Authority (BRA) conducted a
siting study in the fall of 1999. The study first identified a “universe of sites” using specific
locational criteria and then performed a qualitative evaiuation of the sites to determine if they
met additional criteria. The sites that met the second set of criteria were then forwarded to
BankBoston Pavilion for its review and consideration (see Appendix E BankBoston Pavilion
Siting Study for the full report). There were 6 sites in South Boston, Colombia Point and
East Boston worthy of additional investigation.

3.3.5 Alternatives Analysis

The Secretary's Certificate for this Master Plan EIR requires an analysis of alternative
development scenarios that reserve two-thirds of the MIP for water-dependent industrial use.
As the proposed plan reserves an excess of two-thirds of the land area of the MIP for water-
dependent industrial uses and supporting DPA uses, an alternative analysis is not strictly
required. The proposed Master Plan is consistent with the two-thirds goal. However, the

2 See ENF Certificate issued by the Secretary of the Executive Office of Environmental Affairs (EOEA} on
January 15, 1999 and the Determination of Applicability issued by the Department of Environmental
Protection dated February 11, 1998,
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following section addresses some of the additional considerations surrounding land use
alternatives.

Some of the requirements contained in the Certificate on the Draft Master Plan were defined
at a time when much less was known about projected economic activity and associated land
use in the Port of Boston, the role the MIP could play in the Port, and the impact of the Ted
Williams Tunnel/I-90 Extension to the MIP. Since the development of the Certificate, the
Ted Williams Tunnel has been opened to commercial traffic and there has been a
comprehensive economic development plan prepared for the Port. The functional
requirements which have emerged from applying the two-thirds requirement, the current and
future highway access, and the Port-related activities which can be served at the MIP, form a
strong context for the Master Plan. Based on these requirements, a clear and logical land
use pattern has emerged where the parcels of the MIP with access to deep water are
reserved for water-dependent uses, and the inner core of the MIP is designated for maritime
industrial uses not requiring access to the water and general industrial uses. Only two
parcels are now designated for commercial development, Parcels A and Q-1.

The Secretary's Certificate on the Draft Master Plan required consideration of the feasibility
of reserving all parcels seaward of Northern Avenue, Tide Street and Dry Dock Avenue for
maritime industrial use. This area includes Parcels A, B, C-1, C-2, F, F-1, |, J, K, L, L-1, L-2,
M,M-1,M-2, N, O, P, R, §, V, V-1, W, X, and Z and totals 88% of the leasable land area
(includes vacant parcels) of the MIP. As shown on Figure 3-4 Proposed Zoning, several of
these parcels have been designated for water-dependent (“maritime”) industrial use through
inciusion in the MER zone including parcef C-1, C-2, K, L, L-1, M, M-1, M-2, V, V-1, W and
Z, totaling 60% of the leasable area. Additionally, since the Draft Master Plan was issued,
Parcel X was developed as a maritime industrial use (New Boston 1 seafood industrial
complex). Additionally, Parcel B is currently being developed as a seafood processing plant
for North Coast Seafood and Parcel L-2 is occupied by Thermo King, both of these tenants
are maritime industrial uses. This leaves only nine out of the 25 parcels (parcels F, F-1, I, J,
N, O, P, R and a portion of S) that wili not be in maritime industrial use. Four of these
parcels (F, F-1, | and J) comprise Building 114 and its associated parking lot, and are
completely unsuited to modern maritime industrial use. Multi-story concrete warehouses are
not economically efficient for the storage or movement of waterborne cargoes and do not
have direct access to the water. The remaining parcels, N, O, P, R and a portion of S do not
have direct access to the water and are being programmed for either maritime industrial,
waterfront or manufacturing uses, as are the balance of parcels in the MIP. The
BRA/EDIC's goal of achieving two thirds maritime industrial use will be achieved through a
combination of areas exclusively reserved for water-dependent industrial use (MER Zone)
and areas available for either water-dependent industrial use or nonwater-dependent
industrial use (Waterfront Manufacturing Zone). This approach provides the greatest
flexibility in matching tenant needs to available parcels and accommodating the needs of
water-dependent industrial users, only some of whom require direct waterfront access.
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3.3.6 Land Use Allocation

The overall land use plan for the MIP can briefly summarized as follows:

+ Maintain the existing uses and character of the MIP as a successful model of
integrated maritime industrial, industrial and commercial uses.

» Reserve over two-thirds of the MIP for existing and future maritime industrial
uses.

s Ensure critical portions of the maritime infrastructure remain available for
maritime industrial use, including Wharf 8, Berth 10, Drydock No. 3, and the North

Jetty.

The proposed distribution of land uses is illustrated in Figure 3-4, Proposed Land Use. A
Build Out Analysis was conducted to determine the overall percentage of land uses in the
MIP using a methodology defined jointly by the BRA/EDIC, DEP, and MCZM (see Figure 3-
5, Future Build Out; Table 3-2, Existing Land Use; and Table 3-3, Future Build Out). The
methodology used to conduct this analysis is described in more detail in Section 3.2 above
and Chapter 8.0, Implementation.
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CHAPTER 4.0 MARITIME & TRANSPORTATION INFRASTRUCTURE

Overall, the MIP has excellent maritime and transportation infrastructure. Over $40 million
has been spent to expand and upgrade infrastructure since EDIC acquired the Naval Annex
in 1977. BRA/EDIC is continuing its program to upgrade roads and maritime facilities.

4.1 MARITIME INFRASTRUCTURE

Certain areas of land within the MIP are particularly suited to maritime industrial uses. These
areas are special because of their configuration, access to vesse! berthing, and efficient
access io streets and highways. The largest available site is the Massport Marine
Terminal/North Jetty area (Parcel M-1). This area is actively used for bulk cargo off-foading
and handling. One smaller site, located immediately landward of Berth 10 (Parcel C-1) on
the Reserved Channel, is not in active use but is well suited and reserved for maritime
industrial activity. The East and South Jetties, Coastal Cement facility, Drydocks No. 3 and
No. 4, Wharf 8, and Pier 10 are also well suited for maritime industrial uses.

An analysis of the drydocks performed in 1995 revealed that Drydock No. 3 requires major
capital investment and continued maintenance in order to remain operational at a level
required by modern drydock standards. Additional investment could upgrade and modernize
this facility, making it more cost competitive and efficient. However, the combination of the
high capital cost required to maintain and upgrade the drydock and the limited potential to
successfully market both Drydock No. 3 and No. 4 at income levels which would off-set the
capital costs has caused a re-evaluation of the advisability of continuing both facilities in ship
repair use. Of the two drydocks, Drydock No. 3 has proven to be the more attractive asset to
private ship repair companies because of its greater size and flexibility. Since 1995, the
BRA/EDIC has invested $500-750,000 in Dry Dock No. 3 (see Chapter 6.0 Reactivation
Plan for Wharf 8/Dry Dock No. 4).

Parcel C-1/Berth 10

Parcel C-1 contains Berth 10 that begins at Summer Street and runs approximately 550 feet
east along the Reserved Channel. It has been used for overnight layover by vessels that
transport construction workers to the MWRA's Deer Island site and temporary berth space for
a variety of vessels. It is currently used by the Boston Line and Service Company, servicing
commercial shipping on the Harbor, and by passenger vessels providing service to
Thompson Island Education Center. Berth 10's length constrains its use for very large
vessels but it is well suited to the needs of small and medium-sized vessels. The wharf has
been recently renovated by BRA/EDIC and has excellent truck access.

| Parcel K/Coastal Cement
Parcel K is used for the award-winning Coastal Cement facility and is served by enclosed
truck-loading facilities. The facility is in excellent condition and rail is available at the site.
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Ships off-loading cement can be berthed at the adjacent Berths 1 and 2 or, by arrangement
with Massport, on Berths 3 and 4, which are adjacent to the International Cargo Port Boston
facility, currently under construction.

Parcel L/Drydock No. 3
Drydock No. 3 (Parcel L) was built in 1915 and, with a length of 1,176 feet, is one of the

largest drydocks on the East Coast. It can handle over 90% of all ships afloat, with the
exception of super oil tankers and the "Nimitz" class aircraft carrier. It has a depth of 44 feet
and can accommodate two 40-ton capacity cranes. There are a number of support buildings
associated with the drydock including a pump house, repair shop, and storage. Some 33
ships have been serviced in Drydock No. 3 since EDIC took over the facility in 1977. EDIC
spends over $100,000 a year to maintain the facility and has invested approximately
$700,000 to refurbish the caisson in order to meet U. S. Naval certification. In 1996, Drydock
No. 3 was leased to a relatively new entrant to the Boston ship repair scene, Boston Ship
Repair, Inc., an affiliate of a New York based company.

The South and East Jetties, totaling 1,350 linear feet serve as support piers to Drydock No.
3. Two sections of the South Jetty were repaired by EDIC in 1978-79, and a derelict crane
was removed from the East Jetty in 1997. The jetties are occasionally used by tenants for
barge loading and unloading. Improving the jetties to their original condition has been
estimated to cost up to $20 million. Given the availability of other piers to support ship repair
activity and limited funding, there are no immediate plans to rebuild the two jetties. Parcel L
also includes the right to use the adjacent Massport Berths 1 and 2 for vessel berthing,
should additional piers be necessary. ' |

‘Parcel M-1/Massport Marine Terminal

The Massport Marine Terminal, which includes the North Jetty, provides almost 3,000 linear
feet of water's edge, 800 linear feet of which is deep berthing along the North Jetty. With
over forty acres of land area and a deep water berth, this facility is among the most important
maritime facilities in the Port. This jetty is the only berth in Boston that can accommodate a
Port of Call by deep draft aircraft carriers such a}the USS John F. Kennedy. Massport has

a long-term lease on this facility ending |n 2019 with two, 25-year options. In the past, the
terminal was used pnmaniy for the off-loadlng preparation of imported automobiles. Itis
currently used for the off-loading, storage and/handimg of excavated and dredged material
from the CA/T Project, to a limited degree for various other uses. The adjacent Parcel M-2 is
owned by MHD and contains a vent building for the Ted Williams Tunnel.

Parcel V/Drydock No. 4 _ 3

Drydock No. 4, with a 690-foot length, can accommodate some small tankers and medium-
sized dry cargo ships. Built in 1941, it can serve small and intermediate-sized vessels. The
facility has a 37,500-ton capacity and a 35-foot depth. It includes two gantry cranes and a
steam plant. As previous stated, the BRA/EDIC has decided to target capltaI expendltures
on Drydock 3
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Parcel W

Parcel W contains Wharf 8, which has been substantially vacant since its former leaseholder
went out of business at the site. The wharf continues to be used as a base for a harbor
excursion service, A.C. Cruise Lines, for two lobstermen, and for Commercial l.obster, a
lobster dealer. The site requires extensive bulkhead repairs to be usable for maritime
purposes, although there are floats and vessels berthes adjacent to the site. In 1999, the
BankBoston Pavilion relocated to this site on a temporary basis. Several site improvements
were made as part of this relocation including the preliminary construction of a new section of
Harborwalk, the new riprap along 200 feet of bulkhead, and the installation of a new water
transportation terminal. In addition, a new facility is currently being constructed for
Commercial Lobster on the parcel.

Parcel Z

Parcel Z includes Pier 10 that was renovated in 1987-88 for approximately $1.5 million in
conjunction with the development of the adjacent Coastal Cement bulk cement terminal. In
addition to serving its original function as the caisson tie-up for Drydock No. 3, it now
provides docking for the Boston Police Harbor Patrol and for lobster boats, as well as
providing a public slip for short-term docking. This pier can accommodate eight vessels up
to 40 feet long. The renovation included the development of a public access point that offers
excellent views across the harbor as well as of the operations at Coastal Park Cement and
Drydock No. 3.

42 TRANSPORTATION INFRASTRUCTURE

4.2.1 Regional Setting

The MIP enjoys a premier ocation on Boston Harbor, close to downtown, Logan International
Airport, and the interstate highway and rail systems (see Figure 4-1 Regional Transportation -
Network). The construction of the exclusive commercial vehicle South Boston Haul Road
has improved access for industrial traffic while removing trucks from the surface streets in
residential South Boston. The opening of the Ted Williams Tunnel has provided commercia
traffic with direct access to Logan Airport. The completion of Interstate 90 into and through
South Boston will dramatically expand access to the district, provide excellent truck traffic
connections with the region, and allow for more infense economic development and land use
throughout South Boston and within the MIP. The development of the South Boston Piers
Transitway will serve to connect the South Boston Piers area and the MIP to the downtown
transit system, providing vastly improved access via public transit and increasing the
capacity of the area to support development.
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4.2.2 Water Based Transportation Infrastructure

Deep Draft Shipping

Access to the Port facilities by sea, rail and highway is essential to the survival of the
seaport. The backbone of the Port, the commercial shipping trade, is entirely dependent on
deep-water ship channels, nearby rail service and safe and efficient truck access, whether
for intermodal cargoes, fuel oil, cruise ships, seafood distribution or bulk commodities.

While the Port of Boston's principal entrance and main ship channels are 40 feet deep, the
three major fributaries, along which most of the Port's terminals are located, are only 35 feet
deep. Although larger ships may play the rise and fall of the tides to access their berths, the
lack of sufficiently deep water in both channels and berths creates costly time delays,
restricts vessel size and loading, and creates inefficiencies in cargo shipments. While
existing channels have experienced siltation and need dredging simply to maintain the
currently authorized depth, improvement dredging -- deepening to new, lower depths - is
critical. The Boston Harbor Navigation Improvement Project has begun to deepen key
portions of Boston Inner Harbor, its tributary channels, and berth areas, allowing a
significantly larger {post-Panamax) class of container ship to call in the Port.

The MIP is located near the confluence of the Main Ship Channel and the Reserved
Channel. Together with the Port-related properties on the south side of the Reserved
Channel, the MIP is the most seaward industrial property in the Port of Boston. Most of the
MIP is seaward of the Ted Williams Tunnel, which limits the draft of vessels moving up-
harbor; seaward of this crossing, channels and berths can be dredged to accept the deepest
draft ships. The berths at Conley Terminal will be dredged as deep as 45 feet so that large
vessels can safely remain at the berth during all stages of the tide.

The MIP has two primary ship berths, Berth 10 and the North Jetty. Berth 10, on the
Reserved Channel, has 29 feet MLW depth, but is constrained by its 550 foot length, and is
only used for medium-sized vessel berthing. The Black Falcon Terminal, immediately
downstream of Berth 10, has several longer berths that are in active use for carge and
passenger ships. The North Jetty is immediately accessible from the Main Ship Channel and
is in active use for berthing of bulk carriers, barge loading, and visiting ships.

Not within the MIP, but handling cement imports, are Massport's Berth No. 6, a full ship berth
along the Reserved Channel, and Berths No. 1 and No. 2, which are located immediately
east of the Coastal Cement silos and are used for the pneumatic off-loading of cement.
Adjacent to the North Jetty are the East and South Jetties, which are not currently used for
deep draft vessels.

Marine Passenger Facilities
The only full service international marine passenger facility in Massachusetts is the Black
Falcon Cruise Terminal, adjacent to the MIP. Black Falcon, operated by Massport and used
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by nearly all the cruise vessels calling at Boston since 1990, supports cruise ship vessels
using Boston both as a home port and as a port-of-call.

Cruiseport Boston, operating at the Black Falcon Cruise Terminal in the Seaport District, has
grown from 13 ships and 11,723 passengers in 1985 to 85 ship calls and an estimated
150,000 passengers for the 1999 season. Embarkations include weekly cruises to Bermuda,
fall foliage itineraries to New England and Canadian ports, and repositioning to Miami. Many
cruise lines put Boston on their itineraries as a must-visit port of call.

Though the Black Falcon Cruise Terminal is not within the MIP, planning for the MIP
anticipates the continued need to support Black Falcon with access for buses, taxis and
trucks serving the terminal and with parking for cruise passengers. Massport has recently
decided to expand at the eastern end of the existing Building 119 location.

Water Transportation Service

Currently, there are no scheduled public water transportation services to the MiP proper.
However, weekday water shuttle services currently connect Lovejoy Wharf (near North
Station) to the Federal Court House on Fan Pier and the World Trade Center in South
Boston. From the World Trade Center, passengers can transfer to MBTA Bus Routes 3, 6
and 7 to the MIP (see below). In addition, water taxis that provide service throughout Boston
Harbor can pick up and discharge passengers at the existing docks at Wharf 8, Pier 10 and
Berth 10. A.C. Cruise Lines operates harbor cruises out of Wharf 8 and the Thompson
Island boat operates out of Berth 10.

Potential sites for regular passenger vessel operations in the MIP include Wharf 8/Dry Dock
No. 4 and Berth 10, currently used by small passenger vessels. In 1999, the BankBoston
Pavilion constructed a docking facility at Wharf 8 in an attempt to encourage water transit to
the entertainment venue. The gangway and floats used for this purpose are leased from the
MDC. While this is a temporary facility, the City’s recently published Passenger Water
Transportation Plan identifies Wharf 8 as the site for a future water transit terminal.

4.2.3 Intermodal Transportation

As the new millenium approaches, the Port of Boston finds itself in a changing global and
national economy. Freight transportation is increasingly efficient, with continuing trends
toward containerization, specialized landside services, larger vessels, consolidation of freight
at higher volume, quicker turnaround, and lower-cost terminals. New England is a strong
market for imported goods. An improved transportation infrastructure is key to achieving
timely and cost-efficient cargo distribution from the Port of Boston. Opportunities exist to
significantly expand intermodal freight activity in the Port by capitalizing on the ongoing
improvements to the main ship channel through the Boston Harbor Navigation Improvement
Project, the improved highway access to the Port being constructed by the Central
Artery/Tunnel Project, and rail system upgrades.
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Air Freight

Boston is fortunate to have its international airport so close in proximity to its industrial and
manufacturing sector. The Ted Williams Tunnel is open to commercial traffic and provides a
direct link between the MIP and Logan Airport. Use of the new tunnel will allow shipments to
reach the MiP much more quickly. Until the opening of the Ted Williams Tunnel, the MIP
was not a particularly efficient location for air-freight distribution and consolidation. However,
the Tunnel now provides direct and time-efficient access to air freight services. One of the
most significant users of time-sensitive air freight services within the MIP is the seafood
processing and distribution industry. Fresh seafood and live lobsters are transshipped from
Boston seafood dealers to points around the globe via Logan Airport.

Rail Freight
Conrail service enters the MIP from Commonwealth Flats along the south side of Dry Dock

Avenue to Coastal Cement and continues to Massport's Buildings No. 117 and No. 118.
Improvements to the rail lines have been made in conjunction with road improvements.
Currently, the rail line is out of service due to CA/T construction but will be restored at the
completion of the project. This is one of only two locations with on-dock rail access in the
Port of Boston, and, while not heavily used at the present time, it provides the capacity for
direct rail to ship transfers of goods and materials.

Double-stacking of containers has become the national standard in rail freight service. In
1996, the Commonwealth of Massachusetts authorized funding to help bring double-stacked
rail service as far as Conrail's Beacon Park Yard in Allston, located only four miles from the
Port. Although it is not anticipated that double-stack freight service will be brought into South
Boston, the rail line currently serving the MIP will be protected and maintained.

Intermodal Freight Volumes

Boston has seen a steady increase in intermodal freight volumes over the past years. The
MIP's proximity to the Conley Terminal, where container shipping terminal activities have
recently been consolidated, assures that the MIP will play a significant role in providing
intermodal services within the Port of Boston, albeit in a supporting role. The relocation and
expansion of Boston Freight Terminals to Parcels T and T-1 in the MIP, and the construction
of the International Cargo Port Boston at the Massport site just east of the Black Falcon
Terminal, signals that the MIP has embraced a new role in the handling and distribution of
cargoes shipped through the Port. Combined, these two facilities provide over 320,000 sf of
warehouse, exceeding the projected need for approximately 200,000 sf of warehouse space
identified in the Port of Boston Economic Development Pian. With the planned transportation
infrastructure improvements, implementation of more efficient terminal operations, and
aggressive marketing of the Port's assets - including the MIP - to the international shipping
community, the current volume of 58,000 containers per year could potentially increase to
200,000 containers per year.
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Increased volumes of containers will help assure better service for New England shippers
and lower costs for businesses and consumers. Even with efficiency improvements,
employment will increase at the terminals and in the transportation and distribution sectors
with the increase in container volumes.

4.2.4 Roadway Infrastructure

Highway Access
The completion of the Central Artery/Tunnel (CA/T) project will provide a number of benefits

that will enhance operations at the Port of Boston and the MIP. Some of these benefits are
already being realized, and others will accrue as the various facilities that are now in design
and construction come online.

The South Boston Haul Road (including the South Boston Bypass Road) is open to
commercial traffic between the MIP and |-93. This route provides a more efficient and
complete highway link between the Port in South Boston and the Southeast Expressway (I-
93), as well as improved access to the Massachusetts Tumpike (1-90), minimizing trips on
local streets and avoiding downtown congestion. This roadway is allowing container-carrying
trucks to move more rapidly between Conley Terminal and points west and south of Boston.
In addition, the Ted Williams Tunnel! is now open to commercial traffic, providing a direct link
hetween the Port and L.ogan Airport.

Internal Roadways

MIP contains two major interior roadways, Dry Dock Avenue and Northern Avenue. These
roads are connected by several smaller roads, including Channe! Street, Harbor Street, and
Tide Street. FID Kennedy Avenue and Black Falcon Avenue parallel Northern Avenue and
Dry Dock Avenue respectively, and service interior portions of the MIP. Additionally, the area
between FID Kennedy Avenue and Dry Dock No. 3 is serviced by four additional single block
roads including Anchor Way, Bollard Way, Capstan Way and Dolphin Way. Dry Dock
Avenue is a heavily traveled road servicing the more densely developed portion of the park.

On a day to day basis, interior circulation within the MIP works well, with no significant delays
experienced at any of the intersections. The recent opening of the Dry Dock Avenue
entrance fo trucks by the BRA/EDIC has better distributed truck {raffic between the MIP's fwo
entrances at Northern Avenue and Summer Street. During peak events, such as cruise ship
departures at Black Falcon, Tall Ships, Big Apple Circus and BankBoston Pavilion shows,
the EDIC staff has demonstrated the ability to accommodate significant vehicular traffic with
minimal impact on traffic flows.

Ninety percent of the road network in the MIP has been upgraded to improve the roadway
surfaces and includes sidewalks, curbing and landscaping. Roads have been designed for
heavy trucks and to orient truck access to the Massport Haul Road. As part of the on-going
improvements in the MIP, a number of roadway projects have taken place. These
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improvements include upgrading selected roads (Dry Dock Avenue); improving intersections
{Summer Street/Dry Dock Avenue); and revising geometry (Dry Dock Avenue/Harbor Street).
During field reconnaissance, it was observed that many of these improvements easily
accommodate traffic and truck operations under current conditions, and are likely to be
adequate for future traffic movements. '

The infrastructure and roadway system is adequate to accommodate the fruck traffic and
movements associated with the proposed Seafood District off of Tide Street. However,
Massport and the BRA have considered a recommendation to improve truck circulation by
extending FiD Kennedy Avenue west and south to connect to Northern Avenue, creating a
four-way intersection with the Massport Haul Road and Northern Avenue. This new access
road would provide a direct route to Massport's proposed seafood processing center on the
westerly end of the Massport Marine Terminal. Currently, vehicles need fo travel east on
Northern Avenue, north on Tide Street and west on FID Kennedy to reach the site. The new
access road would reduce travel time significantly.

One of the recommendations of the South Boston Transportation Study currently being
prepared by the Boston Transportation Department is to create a trucks-only connector road
between Dry Dock Avenue and the Massport Haul Road, parallel to the Conrail rail line. This
connector road would allow direct access from the MIP to the South Boston Bypass Road,
the Ted Williams Tunnel and 1-90 westbound. Trucks using this connector road would avoid
travelling on Northern Avenue and Summer Street to reach these destinations. Limiting the
connector road to trucks will be essential to avoiding cut-through commuter traffic on MiP
internal streets.

Parking

The MIP contains 1,574 controlled public parking spaces. A 1,100 car parking garage was
built in 1991 in order both to increase the parking supply and, by combining surface lots, to
make more land available for development. In addition, there are currently 1,382 tenant-
controlled spaces. At the present time, the MIP tenants generate a demand for
approximately three quarters of the existing parking garage spaces. Excess spaces are
utilized for special events, cruise ship parking, and off-site uses. The expansion of the
parking garage by 300 spaces is to commence in the spring/summer of 2000. Short-term
parking is available on Dry Dock Avenue for bank customers.

4.2.5 Public Transportation and Pedestrian Access

Public Transportation ’ :

A combination of public and private bus services help to supplant trips by private vehicle,
reduce traffic in the South Boston neighborhood area, and make the MIP more accessible.
These options are particularly important in light of the congestion associated with the
construction of the CA/T and Transitway projects.
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The MBTA bus system currently provides three routes to the park, two of which make a loop
through the MIP: Bus Route No. 3 comes into the MIP from Chinatown via South Station;
Route No. 6 originates at Haymarket and makes stops at the Aquarium and South Station.
Bus Route No, 7 comes from South Station along Northern Avenue and D Street to the MIP
entrance at Summer Street. Routes 3 and 7 connect to the City Point section of South
Boston. The schedules accommodate weekday demand, and Route No. 7 offers off-peak
and weekend service. Additional MBTA buses stop at the World Trade Center, from which
passengers can connect to Routes 3, 6, or 7, or walk about one-third mile to the Northern
Avenue entrance to the MIP. These buses include the No.4, (which originates at North
Station and passes through the Financial District), the Crosstown 3 (CT3) Route (which
originates at the Longwood Medical Area and passes through Roxbury and South Boston),
as well as buses serving Marblehead and Salem.

in addition to the MBTA bus service, BRA/EDIC provides contracted shufile bus service
between South Station and the MIP for monthly pass-holders. The Design Center also runs
a shuttle bus for employees and clients to and from South Station. EDIC is currently working
on coordinating improved shuttle service.

Public transportation to the MIP will improve in the future. The Massachusetts Bay
Transportation Authority has begun construction on the South Boston Piers Transitway, a
tunnet busway that will carry large articulated electric buses from South Station to the World
Trade Center, with an intervening station near the east side of Fort Point Channel, and, along
surface streets, fo additional locations in South Boston. Exact routes are not known at this
time, but one line will likely make a loop through the MIP and return to South Station. The
Transitway will be built with the capacity to accommodate light raif vehicles, should future
ridership levels justify the additional investment.

For water-based public transit, see Section 4.3.2.

Pedestrian Access

The MIP has a remarkably high level of public pedestrian access within its boundaries,
though the walk to the MIP from most pedestrian destinations is fairly long. There is
pedestrian access from either entrance to the MIP, most of its internal streets have
sidewalks, and there are few fences to bar pedestrian passage. Pedesirians are not allowed
direct access to some marine industrial areas due to safety considerations and/or because of
the deleterious effect their presence would have on efficiency. In order to compensate for
the areas of abridged access and to give the public an opportunity to see the working port in
operation, public access facilities have been developed at several locations including: Pier
10, with views of Coastal Cement and the outer Harbor; Drydock No. 4, with views of lobster
boats and the Inner Harbor; Drydock No. 3, with an elevated overlook into ship repair
operations at Drydock No. 3; and at Berth 10, with views of the Reserved Channel and
vessel activity. Black Falcon Terminal is also a major pedestrian destination and is
accessible through the MIP. An additional viewing area has been constructed adjacent to
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the Ted Wiliams Tunnel Vent Building, with views of the harbor and Drydock No. 4.
Expanded pedestrian access is anticipated as part of any redevelopment of Wharf 8, with
views of the Boston Fish Pier. The BankBoston Pavilion has constructed a Harborwalk afong
the west and north west portions of Parcel W at Wharf 8. Pedestrian connections also
extend beyond the MIP boundary and include an informal Harborwalk being constructed on
the west and southerly sides of the International Cargo Port facility owned by Massport.
Planned construction of the South Boston Piers Transitway will reinforce Northern Avenue's
character as a commercial and visitor district with pedestrian access.

4.2.6 BTD/BRA/Massport Updated Transportation Study Summary

The Boston Transportation Depariment, the Boston Redevelopment Authority and Massport
have recently issued [expected in December] a draft transportation study for South Boston.
Three main goals guided the study: protection of the residential neighborhood, preservation
of the working port, and enabling appropriate development. The study notes that the
completion of the [-90 interchange and the final surface street system will greatly improve
access to and from the South Boston Waterfront for both traffic in general and truck traffic in
particular. Northern Avenue will continue to be a key connection for trucks to and from 1-93
to the north, while the Haul Road and Bypass Road will continue to be key connections to the
south and west, particularly for trips to and from Conley Terminal. The study recommends
continued truck prohibitions on residential streets.

To further improve truck access to South Boston’s industrial areas, the draft study specifically
recommends:

* opening a southern fruck entrance to the MiP by constructing a connection from the
Haul Road to Drydock Avenue,

s providing a direct connection from Conley Terminal to Summer Street, by constructing
a new “Conley Haul Road,” and

» improving E Street for trucks (north of West First Street) and extending it north to
align with Pump House Road, thereby allowing trucks to avoid congested D Street.

In addition, the final study may recommend a connection to the South Boston Bypass Road
at Cypher Street, although this may be limited to frucks going to and from the Convention
Center to minimize adverse impacts on the Bypass Road and First Street.

The South Boston Transportation Study also finds that current public transit proposals (bus
service, the new Transitway, full build of the Silver Line, and Urban Ring service) can satisfy
most short and medium term demand, but that long-term development will require high
capacity rapid transit service.
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4.2.7 Air Quality

Although increased activity at the MIP will increase vehicle trips to and from the site, the
projected build-out of the MIP is not expected to have significant air quality impacts. in 1991,
the Central Artery/Tunnel Project conducted a comprehensive analysis of the air quality
impacts on its enfire project area, including South Boston, as part of the 1991 Final
Supplemental Environmental Impact Statement/Report (FSEIS/R). The methodology for
projecting changes in air quality for the year 2010 required assumptions about future land
use throughout its study area, including the MIP, as well as trip generation rates for each
type of land use. The FSEIS/R determined that the Project would not cause or exacerbate a
violation of any National or Massachusetts ambient air quality standard (AAQS) in the year
2010. In 1996, this analysis was updated as part of a Notice of Project
Change/Environmental Reevaluation (NPC/ER) to reflect changes in the proposed
transportation network and newer land use projections. The mesoscale analysis for the 1996
NPC/ER showed no significant change in regional air emissions for carbon monoxide (CO),
VOCs, nifrous oxides, or particulate matter (as PM,,) as compared to the earlier design. In
addition, the updated microscale analysis for CO indicated that all key intersections would be
in compliance with the 1-hour and 8-hour AAQSs.

To determine if the MIP build-out projected in this Master Plan raises any air quality
concerns, a comparison was made to the 1992 projections. Table 4-1 shows, for each
relevant land use category, the “occupied square footage” (defined as 90 percent of gross
square footage?) under current build-out projections as compared to that projected in 1992.2
Total occupied square footage is slightly lower than under the earlier projections. More
importantly, however, a significantly smaller fraction of the total is comprised of office space
than before. Because industrial use generates less traffic?, the shift from office to industrial
uses indicates lower total traffic generation under the current projections than under the older
analysis. Consequently, vehicle emissions will be lower than those previously calculated.
For this reason, no new air quality modeling has been undertaken. Furthermore, because
implementation of this Master Plan is not expected to result in violations of any National or
Massachusetts AAQS, no specific mitigation measures are required to attain or maintain
AAQS.

i Note that the calculation of square footage for this analysis is based on gross floor area and is different
from the calculation used to determine land usage described in Chapters 3.0 and 7.0 which is based on
building footprint and land area.

2 Adjustments have been made to the figures to account for the changes in the boundaries of the MIP
since 1992,
3 For the South Boston transportation study it is currently preparing, the Boston Transporiation

Department is using trip generation rates of 6.7 per 1000 square feet of office space and 2.5 per- 1000
square feet of industrial space.
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Table 4-1

MIP Full Build Out versus 1992 CA/T Projections for 2010

Total _ Industrial Commercial’ | Office Retail Educational
Square Feet
4,706,812 4,359,136 347,676 345,676 0 2,000
MIP Gross
MIP Occupied | 4,236,131 3,923,222 312,908 311,108 0 1,800
(90% of Gross)
Area 608,864 446,508 g 162,356 0 0
Adjustments’
Total for 4,844,994 4,369,730 312,908 545,464 0 1,800
Comparison
1992 CA/T 5,087,060 3,907,386 N/A 1,115,000 42480 | 22,184
Esfimate

The category “Commercial” was not used in the CA/T estimate, but “Office,” “Retail,” and
“Educational” were. To make an appropriate comparison, MIP “Commercial” uses have
been broken out into these categories.

Area Adjustments include International Cargo Port (360,790 gross sf, 50% industfrial and
50% office) and Black Falcon Terminal (315,725 gross sf, 100% industrial), which had
been included as part of the MIP by the CA/T study. (These figures reduced by 10% to
represent Occupied sf.)
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CHAPTER 5.0 UTILITIES AND STORMWATER MANAGEMENT

The MIP is well serviced by utilities including water, sewer, storm drainage, elecfrical,
telephone and gas. Several upgrades to these utility systems have been made in recent
years. BRA/EDIC has given careful consideration to stormwater management to mest
federal and state regulatory requirements and performance standards.

51 UTILITY SYSTEMS

Natural Gas

The entire natural gas distribution system was replaced and upgraded in two phases in 1979
and 1983. The site is now served by a 100% steel pipe system with intermediate pressure.
EDIC invested over $700,000 in the improvements, which are now maintained by Boston
Gas.

Electricity

The entire electrical distribution system in the MIP has been replaced by a 13.8 kVA primary
feed system which comes from the L Street power house. In 1979, the site received new
13.8 kVA overhead feeds, poles and street lights. In 1983, an additional 13.8 kVA feeder line
-was brought in underground and in 1985, a similar line was looped in to serve as a back-up
system. Boston Edison maintains. ownership and maintenance responsibilities for the
electrical system.

Telecommunications

Bell Atlantic has recently completed an extensive, multi-year renovation and upgrade of the
telecommunication system in the MIP. The MIP is now completely served by underground
fiber optic cables providing dial tone, data, and high capacity digital services. From Building
40 at 18 Drydock Avenue, Bell Atlantic operates an optical digital loop carrier node fed by
two diverse fiber routes from two central offices, providing redundant service throughout the
MIP. A separate facility at One Design Center serves Building 114 via a stand-alone optical
digital loop carrier node, also with redundant service. The two nodes are monitored 24 hours
per day by the Bell Atlantic alarm center in Taunton, MA, and both have baitery backup to
maintain service in the event of a catastrophic power outage.

Bell Atflantic maintains and services all infra-Park cabling and building-to-building
connections. In addition, Bell Atlantic is involved from the conceptual design stage through
construction of any new buildings or renovations for new tenants, and works closely with
EDIC to minimize any traffic impacts associated with construction or maintenance work.

Water
The MIP is connected to the Boston Water and Sewer Commission (BWSC) water
distribution system. The area is served by a 16-inch high service main which enters at
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Summer Street, extends along Drydock Avenue and services the Boston Army Base
buildings and the south side of Drydock Avenue. Additional service is provided by 10- and
12-inch low service pipes from Summer Street. There is also a 16-inch low service line from
Northern Avenue. There are five master meters which are sub-metered by EDIC to each
building and to most tenants. EDIC expended over $2 million between 1979 and 1986
improving the seven miles of water mains serving the MIP.

Total water consumption at the MIP is approximately 15.4 million cubic feet per year. Based
on projected build-out conditions, consumption is expected to increase approximately 25
percent, to about 19.3 million cubic feet per year. BRA/EDIC will require developers to
submit a site plan and a General Service Application to the BWSC for any new water service
connection to the water system.

Sanitary Sewer
The MIP contains approximately 2,000 linear feet of sewer pipe. There are two lift stations,

one at Building 31 and one at Building 16. However, most of the site is served by gravity
lines. There are 18-inch sewer lines servicing the MIP from Summer Street and Northemn
Avenue. All parcels except M-2, S, V, and W are served by the Summer Street line.

Over the past 10 years, numerous improvements have been made to the sewer system. In
1991, EDIC conducted a $200,000 sewer systermn evaluation with assistance from the Boston
Water and Sewer Commission and Massachusetts Department of Environmental Protection.
Based on the recommendations stemming from that evaluation, EDIC invested over
$577,000 in sewer system repairs. The work conducted included pipeline rehabilitation,
manhole rehabilitation and repiacement, and additional work to reduce inflow, such. as
disconnection of catch basins from the sanitary system with reconnection to storm drains.

The best estimate of sanitary flows originating from MIP tenants is derived from water
consumption, as sanitary flows are not metered separately. (A relatively small amount of
water known not to be discharged to the sewer is measured by “abatement meters,” but the
quantity is not significant to the MIP as a whole.) Thus sewer use is also approximately 15.4
miflion cubic feet per year, projected to increase about 25 percent. As with water service,
BRA/EDIC will require developers to apply to the BWSC for new sewer connections.

Developers for the properties on Fan Pier in South Boston have been required to perform a
comprehensive study of sewer system capacity in the South Boston Waterfront area,
including the MIP. As of this writing, that regional study is about to begin. BRA/EDIC will
cooperate in the preparation of the study to the full extent requested.

Storm Drainage
Nearly the entire MIP is paved or developed with buildings and other structures. The park’s

storm drainage system consists of approximately 47,000 linear feet of pipe. The system
drains directly into Boston Harbor through approximately 25 outfalls located primarily near
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Drydock 4, along the North Jetty, and at Drydock 3. In 1982, Massport installed a 54-inch
drain line interceptor to consolidate drainage outfalls along the northern side of the MIP and
to accommodate drainage from the Massport Marine Terminal area. The system is not
connected to the sanitary sewer system. Portions of the system have been checked,
cleaned and repaired in conjunction with road improvements in the site. Grease and oil fraps
have also been instalied in the storm drainage system. ‘

In 1994, EDIC undertook extensive field inspection and mapping of the storm drainage
system. A significant number of drainage structures were found to contain heavy debris or
structural defects, severely inhibiting surface drainage and increasing the frequency and
duration of street and area flooding. Approximately 20 tons of sediment and debris were
removed from catch basins and other drainage structures. in 1995, about 4,350 linear feet of
conduit were cleaned and flushed to facilitate further inspections and improve the function of
the system. Approximately $490,000 in rehabilitation and maintenance needs were
identified, and an annual cleaning and maintenance program of about $52,000 per year was
recommended. These measures have not yet been implemented.

5.2 STORMWATER MANAGEMENT

The focus of stormwater management efforts is the implementation of the Stormwater
Pollution Prevention Plan for the MIP, discussed helow. As part of its normal wintertime
operating procedures, snow disposal and de-icing are addressed through plowing and the
use of sand and salt. Because the stormwater from MIP drains directly to Boston Harbor and
does not enter combined sewers or fresh water resources, salt is an appropriate de-icing
agent. To avoid problems associated with excessive sand build-up, end-of-season street
cleaning removes remaining sand from the sireets and catch basins are cleared.

521 NPDES Permit and Storm Water Pollution Prevention Plan

The MIP is covered by an EPA National Poliution Discharge Elimination System (NPDES)
storm water multi-sector general permit for industrial activities that is valid through
September 30, 2000. This permit requires monitoring, inspection, and Storm Water Pollution
Prevention Plans (SWPPPs) for each of several types of industrial facilities present in the
MIP, such as ship building and repairing, food products, and cement and concrete plants.
The current SWPPP for the MIP divides responsibility between EDIC/BRA and its tenants.
EDIC/BRA is responsible for park-wide street sweeping; inspection, cleaning, and
maintenance of catch basins, sumps, and stormceptors; snow and ice removal; and
overseeing compliance with tenant-specific stormwater poliution prevention plans. Tenants
are responsible for assigning pollution prevention teams that develop, implement and revise
facility-specific stormwater pollution prevention plans. Team member responsibilities include:
identifying toxic and hazardous materials in the facilities; identifying potential spill sources;
designing facility-specific housekeeping measures, spill and leak prevention and response
measures, and other best management practices (BMPs); establishing incident reporting
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procedures, developing BMP inspection and recording procedures; establishing BMP training
for site personnel; and evaluating and revising the stormwater poliution prevention plan as
appropriate.

5.2.2 Compliance with DEP Stormwater Policy

The Boston Marine Industrial Park qualifies as a “redeveloped site” under Standard 7 of the
DEP Stormwater Policy, which is defined as: “Development, rehabilitation, expansion, and
phased projects on previously developed sites, provided the redevelopment resuits in no net
increase in impervious area.” The Policy requires that redevelopment projects be designed
to meet each of the Stormwater Management Standards to the greatest extent practicable.
The BRA/EDIC has met with the Boston Water and Sewer Commission to discuss existing
and proposed stormwater management for the park. Based on those meetings, the
BRAJ/EDIC has developed a conceptual stormwater management plan for the entire park
which is designed to require that future development proposals meets the applicable DEP
Stormwater Performance Standards, which are discussed in greater detail below.

To address the DEP Stormwater Guidelines for existing conditions, the BRA/EDIC will
continue to implement the Best Management Practices identified in its SWPPP and will begin
to make improvements to the storm drainage system identified in the 1995 evaluation
discussed above and listed in the capital improvement plan outlined in Chapter 8.0.

The build-out of the Marine industrial Park will occur on a parcel by parce! basis. Because
nearly the entire surface in the MIP is already impervious, the construction of additional
buildings should not have any adverse impact on the quantity or quality of stormwater runoff.
However, to meet the DEP standards for future conditions and to improve the quality of
stormwater runoff, developers will have to comply with several requirements. As part of the
permitting process, the Boston Water and Sewer Commission, and the Boston Conservation
Commission, where it has jurisdiction, will require each development proposal to submit
storm drainage designs and calculations' that demonstrate compliance with the DEP
Stormwater Guidelines to the greatest extent practicable. Separate storm drain systems will
have to be developed for runoff from paved areas and rooftops, which will consist of non-
leaching materials. Runoff from paved areas will be routed through deep sump catchbasins
and hooded outlets and conveyed to BWSC type “particle separators” or similar water quality
treatment units prior to discharge to the Harbor.

DEP Stormwater Management Policies

The DEP Stormwater Performance Standards are described below, organized into applicable
and inapplicable categories. ‘
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APPLICABLE STANDARDS

Performance Standard 1: Untreated Stormwater
No new stormwater conveyances (e.g., outfails) may discharge untreated stormwater
directly to or cause erosion in wetlands or waters of the Commonwealth.

Conformance with Performance Standard 1:

The BRA/EDIC will ensure that all future development projects will pretreat stormwater
runoff prior to discharge. Runoff from paved areas will be separated from rooftop
drainage. Rooftop drainage will be allowed to enter Boston Harbor untreated and storm
drainage from paved surfaces will be routed through either particle separators, deep
sump catch basins or other water quality devices such as Stormceptors/Vortech units.

Performance Standard 4: 80% TSS Removal

For new development, stormwater management systems must be designed to remove
80% of the average annual load (post-development conditions) of Total Suspended
Solids (TSS). Itis presumed that this standard is met when:

a) Suitable non-structural practices for source control and pollution prevention are
implemented;

b} Stormwater management best management practices (BMPs) are sized to capture the
prescribed runoff velume; and

c) Stormwater management BMPs are maintained as designed.

Conformance with Performance Standard 4
The BRA/EDIC will require water quality treatment devices for new development projects
that alone or combined achieve 80% or better TSS removal.

Performance Standard 5: Higher potential pollutant loads

Stormwater discharges from areas with higher potential poliutant loads require the use of
specific stormwater management BMPs. The use of infiltration practices without
pretreatment is prohibited.

Conformance with Performance Standard 5

A wide range of proposed uses could locate at the MIP in the future. The determination
of whether such uses will result in higher potential pollutant loads will need to be made on
a case by case basis. The prospective tenants will provide the information necessary to
make this determination. -

Performance Standard 7: Redevelopment projects
Redevelopment of previously developed sites must meet the Stormwater Management
Standards to the maximum extent practicable. However, if it is not practicable to meet all
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the Standards, new (retrofitted or expanded) stormwater management systems must be
designed to improve existing conditions,

Conformance with Performance Standard 7

A “redevelopment’ project is defined as “Development, rehabilitation, expansion, and
phased projects on previously developed sites, provided the redevelopment results in no
net increase in impervious area.” Future development within the MIP will qualify as
“redevelopment” projects as the area is currently impervious and future uses will not
resuit in a net increase to impervious areas.

Performance Standard 8: Erosion/ Sediment Control
Erosion and sediment controls must be implemented to prevent impacts during
consfruction or land disturbance activities.

Conformance with Performance Standard 8

The BRA/EDIC will require the submittal of erosion and sedimentation control plans to be
submitted for all new development projects. The proposed erosion and sedimentation
control measures to be employed during construction activities will include inlet protection
on all existing catchbasins. All new catchbasins will also be protected during construction
activities. Staked haybales will be installed during construction activities on upland
portions of the site which border on the Harbor to minimize potential impacts to the
Harbor. The contractor will be responsible for maintaining, repairing and/or repiacing
measures as necessary until the site is stabilized.

Performance Standard 9:  Operation/ maintenance plan
All stormwater management systems must have an operation and maintenance plan to
ensure that systems function as designed.

Conformance with Performance Standard 9

The BRA/EDIC shall prepare a Stormwater Management Operation and Maintenance
Plan for the Boston Marine Industrial Park. This plan will include activities such as street
sweeping, periodic cleaning of catch basins, sumps and monthly inspection of all
catchbasins and manholes and water quality freatment devices. At a minimum, these
structures will be cleaned four times per year. Additionally, all future development
projects will be required to submit an Operations & Maintenance Plan prior to
construction Notice-to-Proceed.

INAPPLICABLE STANDARDS

Performance Standard 2. Post-development peak discharge rates
Stormwater management systems must be designed so those post-development peak
discharge rates do not exceed pre-development peak discharge rates.
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Conformance with Performance Standard 2

Control of peak discharge for this site is unnecessary since runoff from the Marine
Industrial Park will discharge to the Boston Harbor that is subject to unimpeded tidal
action. Thus, this standard is not applicable.

Performance Standard 3: Recharge to Groundwater

Loss of annual recharge to groundwater should be minimized through the use of
infiltration measures to the maximum extent practicable. The annual recharge from the
post-development site should approximate the annual recharge from the pre-
development or existing site conditions, based on soil types.

Conformance with Performance Standard 3

Soils at the Marine Industriai Park consist of urban fill, and according to DEP, the soils
that are classified as UB do not have to meet the groundwater recharge standards.
Groundwater recharge at the site is not considered critical, since the area does not
contribute to a drinking water supply, and there are no groundwater dependent wetlands
or sensitive aquatic habitats located on or near the site.  Thus, this standard is not
applicable.

Performance Standard 6:  Protection of Critical Areas

Stormwater discharges to critical areas must utilize certain stormwater management
BMPs approved for critical areas. Critical areas are Outstanding Resource Waters
(ORWSs), shellfish beds, swimming beaches, cold water fisheries and recharge areas for
public water supplies.

Conformance with Performance Standard 6

The stormwater runoff from the site will not directly discharge to any critical areas.
Stormwater will be discharged into Boston Harbor that is not a Critical Area as defined
above.

5.3 RECYCLING

To accommodate increased waste recycling activities in the future, BRA/EDIC will require the
developers of new or rehabilitated buildings to include adequate sorting and storage space
for recyclable materials.
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CHAPTER 6.0 WHARF 8/DRY DOCK NO. 4 REACTIVATION PLAN

The 12-acre Wharf 8/Dry Dock No. 4 site consists of three parcels, V, V-1 and W. Parcel V
contains Dry Dock No. 4 and Piers 5 and 6 {see Figure 6-1 — Wharf 8/Dry Dock No. 4). This
site was recently leased by Modern Continental to fabricate tunnel sections for the MBTA
Transitway project. Parcel V-1 is approximately 2.4 acres in size and is currently leased to
the Central Artery/Tunnel Project for construction staging purposes. Parcel W is
approximately 4 acres in size, most of which is currently leased by the BankBoston
(“Harborlights”) Pavilion under a 5-year agreement. Commercial Lobster Company, A.C.
Cruise Lines and two local lobstermen also Iease portions of parcel W,

Dry Dock No. 4 is a World War I} vintage dry dock constructed in 1941 for military vessel
repairs as part of the South Boston Naval Annex. The dry dock is 693 feet long and 92 feet
wide with a depth of 35 feet. It also has two 900 foot deep draft berths adjacent to Pier 6 and
Pier 5, the east and west sides of the dry dock. it is one of four ship repair facilities in the
Port of Boston (the others being Dry Dock No.3 in the Marine Industrial Park, Massport's-
graving dock in East Boston and the Fitzgerald Shipyard in Chelsea). The dry dock was last
used in 1994 by the General Ship Corporation, which specialized in military vessel repairs
and overhaul. The General Ship Corporation ceased operations due to the decline in the
overall military ship repair market and the consolidation of military ship repair work at larger
shipyards. Since the General Ship operations ceased, the dry dock has remained vacant
and in a somewhat deteriorated condition.

In 1999, local and state agencies permitted the BankBoston Pavilion to relocate onto Wharf 8
from the Fan Pier for a temporary period of up to five years. In its decision, the state
Department of Environmental Protection (DEP), required the preparation of a Reactivation
Ptan that would target capital improvements on Wharf 8/Dry Dock No. 4 and the South Jetty
to aftract water-dependent industrial uses.! DEP further required that all of the revenues
generated by the BankBoston Pavilion lease be reinvested into the design and construction
of marine industrial facilities at the MIP with a focus on the Dry Dock No. 4 /Whairf 8 and
South Jefty areas. The BRA/EDIC has created a dedicated account where all the
BankBoston lease revenues over the five-year term, projected to total $1,250,000.00, will be
deposited for future re-investment into the MIP. A Reactivation Plan for Wharf 8 and Dry
Dock No. 4 is detailed below.

' See Determination of Applicability Issued on February 11, 1899,
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6.1 DRY DOCKNO. 4

6.1.1 Structural and Mechanical Condition

The 1995 Port of Boston Economic Development Plan, jointly sponsored by Massport
and the BRA, assessed the potential for the ship repair market in Boston and the reuse
of the two dry docks located at the MIiP, Dry Dock No. 3 and Dry Dock No. 4. A series of
site investigations were conducted to assess current conditions of the dry dock's
principal structural elements and operating systems. The project team also undertook
interviews with personnel familiar with current operating conditions and reviewed existing
documentation on conditions, including prior military standard certifications for the dry
docks. The study evaluated the structural and mechanical condition of the two dry docks
and developed cost estimates for rehabilitating these facilities. Substantial capital costs
were identified to bring the facilities up to military standards. In addition to the
substantial capital costs involved in improving the facilities, the BRA/EDIC has received
little interest from the private and public sectors in utilizing Dry Dock No. 4 as a ship
repair facility over the past several years. In recognition of these facts, the BRA/EDIC
decided to focus ship repair activities on Dry Dock No. 3 rather than Dry Dock No. 4 and
has invested substantial public funds over the past 3 years in maintaining Dry Dock No.
3 in operational condition.

Dry Dock No.3 provides nearly double the capacity, greater flexibility and better utility for
ship repair services and has an active operator currently engaged in a successful,
although somewhat intermittent, ship repair business. Since 1996 there has been
between $500,000 to $750,000 invested in maintenance and upkeep and general repairs
to Dry Dock No.3. In the late fall of 1999, about $400,000 was invested in the generator.
The Massachusetts Coastal Zone Management Program contributed $235,000 to the
project and the balance was provided by the BRA. Approximately $350,000 in
improvements to the Dry Dock were made by Boston Ship Repair, the current tenant,
and credited back to them against rental fees otherwise owed to the BRA. An additional
$200,000 has been invested directly by Boston Ship Repair, without offset in rents. The
improvements were to electrical power, pumps, cranes, buildings, drainage gratings, and
other ancillary facilities. Some of the equipment and supporting gear from Dry Dock
No.4 has been transferred to Dry Dock No. 3 to provide greater functionality. The BRA
remains committed to improving the operating condition of Dry Dock No. 3.

The Childs Engineering Corporation report, Ship Repair Facility Analysis, Port of Boston
Economic Development Plan, prepared in association with A. Leonard Olson and dated
October 1995 identified several substandard conditions at both of the dry dock facilities.
For Dry Dock No. 4, substandard conditions included a nonfunctional de-watering pump

and pump controller; corrosion of steel cofferdams; outdated/nonfunctioning electrical,
compressed air and steam service; outdated steam plant and distribution system and
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rmissing and broken keel blocks. Other issues which were identified included concern
over the operation of the caisson gates which have not been operated since the last ary

docking in 1994 and the condition and functionality of the 50-year oid transformer
station.

Some of the specific deficiencies are listed below:

Dock Structure

Caisson Gate

- Corrosion around coping and deck fixtures, cracked asphalt deteriorated

asphalt decking, cathotic protections on “A” side, and unfastened hatches to
fanks.

Basic Structure
- Sporadic spalling and cracking of concrete reinforcing exposed on less than
5% of surface area of walls with heaviest spalling on northwest section; less
than 5% on galleries and less than 30% on stairways.
- Sinkholes and washout on adjacent piers # 5 and #6 caused form
deterioration of steel cells, limits usable area adjacent to dock.
Fittings
- Gratings and grating supports corroding sluice vent grating on south wall
-~ Many loose and misaligned rails on crane rails and supports
- West side Gauge missing, east side Gauge Gout cracking
Blocking
- 144 Blocks in satisfactory condition, 95 blocks in marginal condition, 55
blocks in poor condition and 240 blocks required for docking operations.
- Five 12’ high keel block steel towers with surface corrosion
- Seventeen 12’ high bilge block steel towers with surface corrosion
Mechanical Equipment
- Capstan No. 1 4 7 are required for dock operations. all are flooded and power
circuits failed underground.
- Motor controllers are disassembled
- Capstan no. 2 3 5 6 are not required for docking operations and all capstan
pits are flooded and power circuits failed underground
Sluice Gates
- North Gate
- Electric/mechanical operator motor is submerged
- Operating gear is corroded
- General and surface corrosion chamber flooded
- South Gate -
- The electrical/mechanical operator has no motor; power cable shorted
underground
- Operating gear is corroded
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Stop Logs or Gates
- Repairs needed to north and south gates guide slopes. Log or gate body,
hoisting equipment
- Condition unknown for intake screens and trash racks on north and south
gates
Fire Protection System
- Fire Pump No. 1 is submerged and unused for more than one year and motor
controls are exposed to weather.
- Fire Pump No. 2 is disassembled and motor controls are exposed to weather
. Fire station does not have any hoses, nozzles or connections.
- Co2 and dry chemical extinguishers are missing or out of date
Power Systems
- No back up power
- Electrical distribution manhcles are flooded
- Steam Supply needs to be tested, possible freeze damage
- Steam distribution System has leak sin expansion joints and piping
- Sewage system pump controller is submerged and air compression has not
been used
Cranes
- #68 — 20 Tone American travel trucks need repairs, preservation marginal
. #88 45 Ton Washington, travel trucks need repairs, preservation marginal
- # 91 Kaltenbach travel! trucks need repairs, preservation marginal
Miscellaneous
. Lighting for operations and Security new distribution boxed installed on utility
poses. Light fixtures not installed.
Roof '
Basic Structure
. Roof has leaks around accessway;,; some ceiling tile loose, new roof
accessway has no permanent cover.
- The high humidity is causing paint to peel and corrode
Fittings
- Noissues
Mechanical Equipment
- Dewatering Pump No 1 M1 is dissembled, the pump motor is not mounted to
the pump shaft, the shaft and coupling are dissembled, the shaft is in East
Boston for machining, the guide bearing is disassembled, the flanges and
gaskets require preservatlons and there is general and surface corrosion and
peeling paint.
- Dewatering Pump No. 2 M2 flanges and gaskets need preservation, there is
general and surface corrosion and peeling paint.
- Drain Pump No. 1 D1 has loose guide bearing supports and leaks in the
packing gland and there is general and surface corrosion and peeling paint.
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- Drain Pump No. 2 D2 has corroded guide bearing supports, the packing
glands leaks badly and is non-functioning and there is general and surface
corrosion and peeling paint.

- Sump Pump No. 1 is disassembled and the pump motors are not instailed

- Sump Pump No. 2 has submerged pump motors when pump house is
flooded.

- Discharge Valve Dewatering Pump No. 1 operators and controller need
maintenance. Check Valve operator and controller needs maintenance with
anti —slam operation margin. There is general and surface corrosion and
peeling paint.

- Discharge Valve Dewatering Pump No. 2 operators and controller need
electrical maintenance. There is general and surface corrosion and peeling
paint.

- Discharge Valve Drain Pump No. 1 exhibits surface corrosion and peeling
paint.

- Air Blower has no remarks

Childs Engineering estimated the capital costs to make the necessary improvements to
rehabilitate/upgrade the Dry Dock No. 4/Wharf 8 facility for dry dock purposes to range
from $400,000 to over $4,000,000 depending upon the ultimate use of the facility. The
cost estimates were based on the assumption that the facility would continue to be used
for dry docking and recommended short term improvements as well as a 5 and 1 O-year
improvement program as shown in the table below.

Table 6-1

1996 Dry Dock No. 4 Improvement Program
Description Dry Dock No. 4
Short Term Repait/improvements $ 397,000
5-Year Program: MIL Standard 1625A | $2,053,000
Certification
10-Year Program: Long Term $4,335,000
Improvements to Increase Reliability,
Safety, and Cost Comnpetitiveness

As illustrated in Table 6-1, the required capital investments for rehabilitating Dry Dock
No. 4 into a state-of-the-art, globally competitive facility are substantial. In 1999,
BankBoston Pavilion and the BRA/EDIC made several improvements to the site and its
facilities.
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The 1999 improvements relating directly to the use of the Drydock included the
following:

+ Storm drainage improvements

s Bulkhead repairs involving the placement of rip rap along the northern bulkhead
along parcel W at the southern end of Pier 6

* General clean up of debris and derelict equipment on the landside of Pier 5 and Pier 6

» Reconnection of 440V electrical service to the westerly side of the dry dock (Pier 6)
side of the pier '

EDIC and the BankBoston Pavilion have relocated Commercial Lobster info an on-site
temporary facility and construction of a permanent facility for Commercial Lobster in the
former General Ship building will soon commence.

Additional site improvements will be made over the next few months as part of Modern
Continental’'s recent lease agreement® for use of the dry dock. These improvements
include removal of debris and derelict equipment and the installation of a new 440V
electrical service to the easterly side of the Pier 5.

Despite the current deficiencies at the Dry Dock No. 4, the BRA/EDIC believes that there
may be other marine dependent activities that could reasonably be accommodated on
the Dry Dock No. 4/Wharf 8 site. These activities and associated capital improvement
requirements are discussed in Section 6.2 below.

6.2 ALTERNATIVE MARITIME INDUSTRIAL USES AND ASSOCIATED
CAPITAL COSTS

6.2.1 Alternative Uses

The 1996 Seaport Economic Development Plan identified market demand in the Harbor
for a variety of maritime industrial uses including cruise ship berthing, ship repair,
excursion vessel berthing and repair and so on. The Wharf 8/Dry Dock No. 4 site could
be made functional for some of these types of activities with varying levels of capital
investment. For example, improvements could be made to the site and its piers to
accommodate uses such as berthing or temporary, construction uses of the dry dock.
Maritime industrial uses could be found for the landside that are related to, or

In April of 1999, the BRA/EDIC soficited interest for using the site from contractors intending on bidding
on the MBTA Transitway Project to use the site for staging and casting the funnel tubes. The
BRA/EDIC marketed the facility to potential contractors through staff contacts, site visits and a general
information session held on April 13, 1998. The BRA/EDIC is currently negotiating a lease agreement
with Modem Continental for this purpose. The term of the lease will be for one year with provisidn to
allow 6 one month extensions.
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independent of, the use of the dry dock facility. Backland support for other uses such as
berthing would be less intensive than ship repair and would vary depending upon the
type and intensity of use proposed. Uses could be accommodated in the near term
without precluding use of the drydock for ship repair if any future demand arises
significant enough to warrant public investment of the drydock.

The range of potential uses that could operate from the site are discussed below. The
associated rough order of magnitude costs to improve the facility to accommodate these
uses are detailed in Section 6.2.2.

Construction Staging Uses

Construction staging uses such as that currently planned by Modern Continental to use
the dry-dock to cast tunnel sections for the MBTA Transitway are feasible and will be
pursued as they are identified by the BRA/EDIC or others.

Ship Repair

As reported in the Port of Boston Economic Development Plan, the market for Northeast
ship repair and shipbuilding has been in a long-standing decline and, without active and
aggressive attempts to rebuild the infrastructure and penetrate new markets, this trend
will continue. The report indicated that Boston could tap into the ship repair market for
the military reserve fleet, locally based ships, and the large numbers of tugs, barges, and
other support vessels that serve the Port and the New England Region.

~ Military Ship Repair
Military repair facilities for governmental agencies such as the United States Coast

Guard or the Navy would require the dry dock to be improved to military standards at
significant capital costs, estimated at 4.3 million in 1995. The dry dock would require
total rehabilitation and certification. For that reason this type of use will not be pursued
for this facility but is and will continue to be pursued for Dry Dock No. 3.

Commercial Dry Dock Ship Repair

There is a market for ship repair facilities for commercial vessels such as passenger
vessels, barges and tug boats in the northeast. Passenger ship repair constitutes 25%
of the worldwide ship repair market and the industry is expected to grow by 40% over
the next few decades.® These ships require bi-yearly maintenance as well as retrofitting
to meet new Coast Guard standards. This type of use would require significant
improvements to the dry-dock, similar to the 5-year plan outlined in the Childs Report at
a cost of about $2,500,000.

®  Portof Boston Economic Development Plan, 1996.
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Dockside Ship Repair

Due to the presence of the deep draft Pier 5 on the eastern portion of the site, dockside
ship repair is another feasible use. This side of the dry dock is more stable structurally,
has been used in the past for floating ship repairs, and can continue to be marketed for
this use. Modern Continental installed a 440V electrical service to this side of the pier in
November 1899, providing necessary shoreside power for ship repair activities. Such a
use would require improvements to the steel cofferdams, repair of sinkholes and deck,
repair/replacement of existing timber fender system and repair of utilities, cranes and
crane rails. The cost estimate for such improvements is around $1,470,000.

Project-based Shipping

The site could be used for project-based shipping for deliveries of special cargo for
projects such as the Central Artery/Tunnel project. Facility improvements required
accommodating this type of use would be specific to the particular project and likely
provided as a tenant improvement. '

Berthing
Acfive Berthing

There are several types of active berthing which could occur alongside Piers 5 and 6
ranging from more land support intensive uses such as cruise ship terminals and
excursion fype vessels to less intensive use such as pilots, tugs and Harbor Patrol.
Recreational berthing is not allowed in Designated Port Areas. A.C. Cruise Lines
offering 