
Prudential Center Redevelopment
Exeter Residences & 888 Boylston
Phases 6 & 4a
Boston, MA

Response to 
Comments 

Submitted Pursuant to 

Article 80 of the  

Boston Zoning Code

Prepared by:
Vanasse Hangen Brustlin, Inc.
99 High Street, 10th Floor
Boston, MA 02110 

In association with:
Goulston & Storrs
Boston, MA 

CBT
Boston, MA 

Elkus/Manfredi Architects
Boston, MA 

AvalonBay Communities, Inc.
Boston, MA 

mabos.0991600_covVOL1_PB_080708.indd

Submitted to:
Boston Redevelopment Authority
One City Hall Square
Boston, MA 02201

Submitted by:
Boston Properties, Inc.
800 Boylston Street
Boston, MA 02199



 

Exeter Residences/888 Boylston 
 

 

VOLUME II – Response to Comments 

 
This document includes comment letters from City Agencies, PruPAC, Neighborhood 
Groups / Organizations, Individuals and the Proponent’s responses.   
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L-001-001

Comment noted; detailed plans will be submitted to the appropriate City

agencies during the design development phase of the project.

 

L-001-002

Comment noted; detailed plans will be submitted to the appropriate City

agencies during the design development phase of the project.

 

L-001-003

The Proponent will adhere to BPWD guidelines and regulations.

 

L-001-004

The Proponent will coordinate landscape elements within the public right

-of-way during the design development phase of the project.

 

L-001-005

Comment noted; detailed plans will be submitted to the appropriate City

agencies during the design development phase of the project.

 

L-001-006

Comment noted; detailed plans will be submitted to the appropriate City

agencies during the design development phase of the project.

 

L-001-007

Please see Section 5.6, Geotechnical and Groundwater Analysis.  The

Proponent will continue to coordinate with Boston Ground Water Trust

(BGWT) regarding the documentation of existing ground water

monitoring wells and installation of new wells that may be required for

the new work.  Furthermore, ownership of new wells built within the public

right-of-way will be conveyed to BGWT.
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L-002-001

Comment noted; the Proponent will execute an amendment to the

Prudential Center TAPA to incorporate the transportation requirements,

mitigation and management for the new buildings.
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L-002-002

Please see Chapter 4, Transportation, of the DPIR for an updated loading

dock figure with additional detail as requested.

 

L-002-003

Please see Section 4.5, Future Conditions.  The Exeter Residences will

include the addition of up to 132 parking spaces in an expanded

residential nest, which will be accommodated within the existing garage

limits.

 

L-002-004

The type of office tenant that 888 Boylston is being designed for typically

has an urban parking ratio requirement of 1.0 parking spaces per 1,000

square feet.  Because of the Prudential Center's access to public transit,

the TDM measures the Proponent has in place and its proximity to

suitable housing within walking distance, the Proponent is comfortable to

market this office space with a ratio of 0.65 parking spaces per 1,000

square feet.

 

L-002-005

Please see Section 4.5, Future Conditions.  The project team has met

with the MBTA to gather more detail on Green Line capacity and planned

improvements.  Detailed Green Line utilization and capacity analyses

were performed and are presented in the DPIR section referenced

above.

 

L-002-006

Please see Section 4.4, Existing Conditions and 4.7, Transportation

Demand Management of the DPIR for an expanded assessment of

bicycle activities and accommodation related to the proposed project.
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L-002-007

Please see Section 4.4, Existing Conditions, of the DPIR for level of

service analysis for pedestrian operations on Boyston Street, Exeter

Street, Blagden Street and Huntington Avenue in the vicinity of the

project.  The Proponent has met with BTD and will continue to coordinate

efforts with BTD's on-going signal operation improvements and timing

updates.

 

L-002-008

Please see Section 4.4, Existing Conditions, of the DPIR for an analysis

of the Exeter/Blagden intersection. The traffic volume network figures

presented in the DPIR specifies the respective peak hours used in the

traffic analyses.

 

L-002-009

Please see Chapter 4, Transportation, of the DPIR which includes revised

traffic network figures specifying the respective peak hours used in the

traffic analyses.

 

L-002-010

The Proponent has met with BTD and will continue to coordinate efforts

with BTD's on-going signal operation improvements and timing updates.

 

L-002-011

The Proponent will work with BTD to identify pavement marking

upgrades prior to the execution of the amended TAPA.

 

L-002-012

The Proponent will work with BTD to agree on the appropriate mitigation

for the project, which may include a PTZ camera as suggested, prior to

execution of the project TAPA amendment. 
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L-002-013

An engineered site plan will be developed and submitted to BTD for

review during the design development phase of the project.

 

L-002-014

The Proponent will develop a construction management plan for each

building which will be subject to BTD's approval.
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L-003-001

The recipients of funds from the Community Benefits Fund will be

determined and administered by the BRA and PruPAC, not the Proponent.
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L-003-002

Please see Section 4.5, Future Conditions, in the DPIR.  This

section includes a review of the proposed parking for the Project and the

operations of the existing Prudential Center Garage.

 

L-003-003

Please see Chapter 7, Sustainable Design and Practices, of the DPIR for

information on recycling and solid waste management. The specifics of

the recycling system and procedures will be developed as the project

design moves forward.

 

L-003-004

Please see Section 5.2, Wind, of the DPIR for an updated wind study. 

The study bases have been updated to include additional detail such as

doorway locations and street level uses.
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L-003-005

Please see Section 5.2, Wind, of the DPIR for an updated wind study

which also identifies mitigation measures.
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L-003-006

Detailed noise observation data is located in the appendix of the

NPC/PNF. The specific sources that resulted in the maximum sounds

levels were not identified but were likely from intermittent truck or similar

activity. The proposed buildings will incorporate the sound data into the

design of the building to ensure that the project meets City noise

requirements and standards for the respective uses.

 

L-003-007

Comment noted. This will be included in the final design.

 

L-003-008

Comment noted. This will be included in the final design.
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L-003-009

The Proponent will work with the BTD to develop a Construction

Management plan that addresses impacts on pedestrian and vehicular

operations.

 

L-003-010

The Proponent will work with the BTD to develop an amendment to the

Prudential Center TAPA that incorporates appropriate TDM measures

to discourage single occupancy vehicles for construction workers and

encourage transit use.

 

L-003-011

Comment(s) noted.
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L-003-012

Comment noted, a Construction Management Plan will be developed to

address these concerns.

 

L-003-013

Please see Section 4.5, Future Conditions, in the DPIR.  This

section includes a review of the proposed parking for the Project and the

operations of the existing Prudential Center Garage.

 

L-003-014

Comment noted; the Proponent will apply to the BAPCC to update the

Prudential Center's parking permit at the appropriate time after

completion of the Article 80 process.
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L-003-015

The Proponent will work with the BTD to develop an amendment to the

Prudential Center TAPA that incorporates appropriate TDM measures to

discourage single occupancy vehicles and encourage transit use.
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L-003-016

The Proponent will work with the BTD to develop an amendment to the

Prudential Center TAPA following the Article 80 Process.

 

L-003-017

The Proponent will work with the BTD to develop an amendment to the

Prudential Center TAPA that incorporates appropriate TDM measures

to discourage single occupancy vehicles and encourage transit use.

 

L-003-018

The Proponent will work with the BTD to develop an amendment to the

Prudential Center TAPA that incorporates appropriate TDM measures

to discourage single occupancy vehicles and encourage transit use.
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L-004-001

The proposed project is not anticipated to affect emergency access at

the Prudential Center site. The Proponent will work with the BFD on site

access in the design development phase of the project.

 

L-004-002

The design of proposed project will not have an impact on the availability

of hydrants or siamese connections.

 

L-004-003

Comment noted.

 

L-004-004

Comment noted.

 

L-004-005

The Proponent will consider this request as part of the design

development phase of the project.
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L-005-001

Comment noted. This will be addressed in the implementation of

construction phase.
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L-005-002

Comment noted. This will be defined and addressed at the design

development phase.

 

L-005-003

Comment noted.

 

L-005-004

Comment noted.
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L-005-005

Please see Section 6.1, Stormwater Management, of the DPIR for

discussion of an infiltration system to be installed as part of the project in

compliance with Groundwater Conservation Overlay District

requirements.  This will be submitted to BWSC as part of the Site Plan

review process.

 

L-005-006

The requested detail will be included in the BWSC Site Plan Review

submission for the project.

 

L-005-007

The requested detail will be included in the BWSC Site Plan Review

submission for the project.

 

L-005-008

Please see Section 7.2, Sustainable Design and Practices, of the DPIR

for a discussion of how the project will incorporate sustainable measures

to preserve natural resources.

 

L-005-009

Comment noted.

 

L-005-010

Comment noted.
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L-005-011

The requested detail will be included in the BWSC Site Plan Review

submission for the project.

 

L-005-012

Please see Section 6.1, Stormwater Management, of the DPIR for

further information regarding the current design.  The Proponent is

exploring methods for onsite water reuse.  The requested detail will be

included in the BWSC Site Plan Review submission for the project.

 

L-005-013

Comment noted.

 

L-005-014

Comment noted. An NPDES submission will be prepared for the project

prior to construction. 
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L-005-015

The project will comply with this request.

 

L-005-016

The project will comply with this request.

 

L-005-017

This will be performed prior to commencement of construction as

requested.

 

L-005-018

Comment noted.
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L-006-001

Please see Section 5.2, Wind, of the DPIR.  The wind studies were

prepared in accordance with the BRA's standards and guidelines.  The

Proponent has worked to develop a building design and street-level

features that diminishes the wind impacts from the proposed buildings. 

Furthermore, the wind impacts of the Project with the proposed

mitigation will be similar to the wind impacts of the No Build condition.
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L-006-002

The Prudential Center Arcade currently utilizes tinted glass which

alleviates the effect of solar glare for retail customers.
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L-006-003

Both buildings will be designed to meet applicable codes and regulations

with respect to noise.  This level of design is typically completed during

the Design Development phase of the project, and will be submitted to

the relevant City agencies in accordance with the City's development

review procedures.

 

L-006-004

Please see Section 5.6, Geotechnical and Groundwater Analysis, of the

DPIR which indicates the proposed foundation construction methodology

of drilled shafts/caissons.  Additional detail will be provided in the

construction management plan.  A pre-construction survey will be

performed on adjacent buildings and infrastructure.

 

L-006-005

Please see Section 6.1, Stormwater Management, of the DPIR

for discussion of an infiltration system design to address GCOD

requirements.
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L-006-006

Comment noted. The Proponent will work with the BWSC as the design

is developed.

 

L-006-007

Previous construction work at the Prudential Center has not revealed

significant oil and hazardous material contamination.  Any regulated

materials encountered during construction will be addressed in

accordance with state and federal action and reporting requirements.
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L-006-008

A Notice of Project Change will be filed with MEPA after the conclusion

of Article 80.  A copy of this document will be submitted to the

Massachusetts Historical Commission (MHC) for their review.  

 

L-006-009

Please see Section 7.3, Leadership in Energy and Environmental Design

(LEED), of the DPIR for an update to the sustainable design approach

for each building and identification of project team LEED accredited

professionals. 
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L-007-001

Please see Section 2.2, Regulatory Context, Zoning and Permitting, of

the DPIR for an updated listing and an expanded discussion of the

anticipated permits required.
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L-008-001

Please see Section 6.1, Stormwater Management, of the DPIR

discussing an infiltration system that will provide groundwater recharge

in compliance with the requirements of Article 32.  The Proponent will

continue to consult with the Boston Groundwater Trust in design of the

infiltration system.
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L-009-001

Please see Section 8.4, Affordable Housing, of the DPIR for additional

detail on the affordable housing proposal related to the project.  The

Proponent will continue to work with the BRA to finalize the details of the

affordable housing program including the affordable tenant marketing

plan, waiting lists, affordable rents and designation of the actual

affordable apartments.  The Proponent will ensure that the

affordable apartments are not distinguishable from comparable market

rate apartments in terms of finishes and square footages. 
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L-010-001

Please see Section 5.4, Daylight Analysis, of the DPIR for updated

daylighting studies which include the requested additional information.

The Daylight analysis includes a review of the 155 foot zoning height and

the proposed building height.

 

L-010-002

Please see Section 5.3, Shadow Analysis, of the DPIR for updated

shadow studies based upon the current design. The Shadow analysis

includes a review of the 155 foot zoning height and the proposed

building height.
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L-010-003

Please see Section 5.3, Shadow Analysis, of the DPIR.  The

updated study in the DPIR includes a specific evaluation of the shadow

impacts on the BPL courtyard wall. The current design does not

contribute any shadow to the BPL courtyard level.

 

L-010-004

A transparant overlay has been developed for the shadow study as part

of the DPIR preparation. This overlay set is too cumbersome to be

included in the DPIR document. A copy will be forwarded to the BRA for

their use and copies will be retained by the Proponent and made

available to the public during the DPIR public review period.

 

L-010-005

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for an

updated discussion on the design of 17 stories and massing.

 

L-010-006

Please see Section 3.3, Urban Context - 888 Boylston.  The design

included within this DPIR reflects updates and discussions from  PruPAC,

City agencies and members of the public.  The Proponent is committed to

developing a design that compliments the Prudential Center and

provides an appropriate transition between the Prudential Tower and to

Boylston Street.  As is customary with the City's development review

procedures, the Proponent will continue to refine the design in

cooperation with the BRA.

 

L-010-007

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the
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City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.

 

L-010-008

Please see Section 3.3, Urban Context - 888 Boylston.  The design

included within this DPIR reflects updates and discussions from  PruPAC,

City agencies and members of the public.  The Proponent is committed to

developing a design that compliments the Prudential Center and

provides an appropriate transition to Boylston Street.  As is customary

with the City's development review procedures, the Proponent will

continue to refine the design in cooperation with the BRA. 

 

L-010-009

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center, the

surounding buildings and supports the modern residential identity of the

Exeter Residences. The design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and public review. 

Specifically, the design reflects comments to create a more residential

feeling building, integrate the top of the building into the lower massing

and to simplify the proportions. The updated wind studies (Section 5.2)

include the new building design and proposed street-level mitigation

which reduces the wind impacts to statistically acceptable levels.  As is

customary with the City's development review procedures, the Proponent

will continue to work with the BRA as the project progresses.  

 

L-010-010

Comment(s) noted.
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L-011-001

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.

 

L-011-002

Please see Section 4.5, Future Conditions, for a review of the proposed

parking for the project and the operations of the existing Prudential

Center garage.

 

L-011-003

Please see Section 4.7, Transportation Demand Management, in the

DPIR.  The existing Prudential Center Garage is a very active Zip Car

location.  The number of Zip Car parking spaces has been expanded twice

since inception and as of May 2008, there are currently 12 Zip Car

parking spaces at the Prudential Center.  There is physical capacity in the

Prudential Center Garage for more Zip Cars, however, the actual

number of cars required by Zip Car is a function of their customer

demand. 
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L-011-004

Please see Section 4.4, Existing Conditions, of the DPIR for a discussion

of Green Line capacity.

 

L-011-005

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

L-011-006

Please see Section 5.3, Shadow Analysis, of the DPIR for a review of the

project shadow as it relates to the Boston Public Library courtyard wall.
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L-011-007

Please see Section 5.3, Shadow Analysis, of the DPIR for additional

shadow study dates (2/5, 5/5, 8/5, 10/21 and 11/5) which assess

the impacts at different times of the year.

 

L-011-008

See Section 5.4, Daylight Analysis, of the DPIR which includes studies

for the Exeter Residences evaluating the building at 155-feet and

proposed height.

 

L-011-009

See Section 5.5, Solar Glare Analysis, of the DPIR for studies of 888

Boylston at the approved height and proposed height and the Exeter

Residences evaluated at 155-feet and the proposed height.  The

analysis reflects the most recent design features.

 

L-011-010

Since the proposed project does not result in a change in the

performance of the Exeter and Blagden Street intersection, no air quality

analysis is required.
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L-011-011

Please see Section 6.1, Stormwater Management, of the DPIR

information regarding conceptual design of an infiltration system which

addresses Groundwater Conservation Overlay District (GCOD)

requirements.

 

L-011-012

Please see Section 7.2, Sustainable Design and Practices, of the DPIR

for the updated sustainability approach for each of the proposed

buildings. LEED® checklists for each building are included in the

document appendix.
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L-011-013

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR

for the revised design which takes into consideration comments received

from City agencies and members of PruPAC. This section also includes

additional ground level project views.

 

L-011-014

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the

City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.
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L-011-015

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR

for the revised design which takes into consideration comments received

from City agencies and members of PruPAC.

 

L-011-016

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR

for the revised design which takes into consideration comments received

from City agencies and members of PruPAC.

 

L-011-017

Please see Section 3.2, Urban Context - Exeter Residences.  Based on

discussions with the BRA, PruPAC and city officials, the Proponent has

redesigned the building to have a modern residential character. The

Proponent is committed to developing a design that compliments the

Prudential Center, the surrounding buildings and supports the modern

residential identity of the Exeter Residences.  As is customary with the

City's development review procedures the Proponent will continue to

work with the BRA and PruPAC on the design as the project progresses. 

 

L-011-018

Please see Section 3.2, Urban Context - Exeter Residences, of the DPIR

for a discussion of this issue.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 49

L-011-019

Please see Chapter 3, Urban Design, of the DPIR for an analysis of the

888 Boylston Street building at approved height and proposed height

and the Exeter Residences evaluated at 155-feet and proposed height.

 

L-011-020

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design including the public stair and elevator. 

As is customary with the City's development review procedures, the

Proponent will continue to work with the BRA as the Project progresses.

 

L-011-021

Please see Section 3.2, Urban Context - Exeter Residences.  The design

included in the DPIR works to balance the site pedestrian connections,

building design and site safety. The current design has evolved

considering comments and input received during the NPC/PNF public

review process.

 

L-011-022

Please see Section 3.2, Urban Context - Exeter Residences.  The Exeter

Residences building will transform the feel of Exeter Street enlivening it

and improving the pedestrian environment. The project will include

sidewalk, landscape and related streetscape improvements in addition to

providing a retail component which will engage passing by pedestrians.

 

L-011-023

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning
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requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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C-001-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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C-002-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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C-002-002

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR.  The

proposed 888 Boylston cladding materials of glass and metal panel are

consistent with preliminary design approved in 2001.  As is customary

with the City's development review procedures, the Proponent will

continue to refine the design in cooperation with the BRA.

 

C-002-003

Please see Section 5.3, Shadow Analysis, of the DPIR for updated

shadow studies with additional evaluation dates consistent with

discussions with PruPAC and the BRA.

 

C-002-004

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

the updated design.  The Proponent is committed to developing a design

for the building and plaza space that compliments the Prudential Center

and provides an appropriate transition from Boylston Street to the taller

Prudential Tower and to creating the Boylston plaza as an inviting

outdoor space.

 

C-002-005

Please see Section 5.3, Shadow Analysis, of the DPIR for updated

shadow studies.  In response to discussion during public meetings, the

updated shadow studies, which includes the revised massings,

incorporate additional shadow evaluation dates to provide a more

complete understanding of the shadow impacts.  The wind analysis was

also augmented and is in Section 5.2, Wind, of the DPIR.  As mitigated,

the wind conditions will not be any more detrimental than the No Build

Conditions.

 

C-002-006

Please see Section 3.2, Urban Context - Exeter Residences, of the
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DPIR.  The proposed public Exeter stairway and public elevator is located

to the south of the Exeter/Blagden intersection so that pedestrians can

access the plaza from Exeter Street without having to travel through the

Lord and Taylor or Exeter buildings. The proposed design is a result of

discussions held at the PruPAC public meetings and with the BRA and

incorporates a number of updates including the design of this stair.

 

C-002-007

The Proponent has designed the buildings to reflect the needs of the

community and the City, with the 1988 PruPAC Development Guidelines

and community comments in mind.  However, the needs of the

neighborhood have evolved over time and, similar to Article 41's zoning

provisions, which have been specifically amended since their adoption in

1990, guidelines should be flexible to provide for an evolving planning

process and changes in the urban context over the last 20 years.

 

C-002-008

Please see Section 2.2, Regulatory Context, Zoning and Permitting, of

the DPIR for a full discussion of zoning requirements and compliance

with applicable zoning provisions contained in Article 41 of the Code for

Exeter Residences and 888 Boylston.  As was noted in the NPC/PNF, the

buildings will require a Fourth Amendment to the Development Plan for

PDA No. 37 as well as a Zoning Text Amendment to Article 41, both of

which are subject to approval by the BRA, BZC and the Mayor.
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C-002-009

Please see Section 5.6, Geotechnical and Groundwater Analysis and

Section 6.1, Stormwater Management, of the DPIR.  The noted

groundwater wells are off the Prudential Center site and maintained by

the Boston Groundwater Trust (BGWT).  The Proponent has been

working with the BGWT to develop the design and location for an

infiltration system related to the Project, as well as, a monitoring plan. 
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C-002-010

Comment(s) noted.
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C-003-001

Please see Chapter 3, Urban Design, of the DPIR for updated design

information for Exeter Residences and 888 Boylston.  The Proponent is

committed to developing a design that compliments the Prudential

Center and is designed to provide an appropriate transition between the

Boylston Street corridor and the existing taller buildings within the

Prudential Center.  888 Boylston can accommodate additional height due

to its generous setback from Boylston Street.  The current Exeter

Residences and 888 Boylston building heights have been reduced. 

Additionally, the massing and facades have been redesigned based on

feedback from City agencies, PruPAC and members of the public.
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C-003-002

Please see Section 5.2, Wind, and Section 5.3, Shadow Analysis, of the

DPIR for updated wind and shadow studies based upon the current

design.  The wind impacts of the Project will be similar  to the wind

impacts of the No Build condition.  For the shadow analysis, additional

evaluation dates have been added as requested in the Scoping

Determination. The proposed Exeter Residences building does not cast

shadow on the Boston Public Library (BPL) courtyard. While the

proposed building casts some shadow on the BPL courtyard's west

facing wall, it is relatively minor and fleeting compared to the shadow

impacts of existing buildings.  Additionally, the proposed Exeter

Residences building will not be visible from the BPL courtyard.

 

C-003-003

The Project is following the City of Boston's Article 80 process.  The

publication of this DPIR provides additional opportunity for public review

and comment on the proposed Project.
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C-004-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.

 

C-004-002

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 
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C-004-003

Please see Section 5.3, Shadow Analysis, of the DPIR. Additional

evaluation dates have been added as requested in the Scoping

Determination. The proposed Exeter Residences building does not cast

shadow on the Boston Public Library (BPL) courtyard. While the

proposed building casts some shadow on the BPL courtyard's west

facing wall, it is relatively minor and fleeting compared to the shadow

impacts of existing buildings.  Additionally, the proposed Exeter

Residences building will not be visible from the BPL courtyard.
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C-005-001

Comment(s) noted.
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C-006-001

The Project is following the City of Boston's Article 80 process.  The

publication of this DPIR provides additional opportunity for public review

and comment on the proposed Project.
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C-007-001

Comment(s) noted.
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C-008-001

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the

City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.
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C-008-002

Please see Chapter 4, Transportation, of the DPIR.  The Exeter Street

and Blagden Street  corridor operations have been studied.  This analysis

was based on substantial weekday and weekend data collection through

the entire day to form a comprehensive picture of volumes, curb use,

loading operations and pedestrian patterns.

 

C-008-003

Please see Section 5.2, Wind, of the DPIR.  The NPC/PNF included a

complete wind study for both of the proposed buildings.  The DPIR

updates and expands this wind study by comparing three scenarios: 1)

No Build, 2) 155-feet, and 3) Proposed Heights.  The wind impacts of the

Project, with mitigation, will be similar to the wind impacts of the No Build

condition.

 

C-008-004

The Project is following the City of Boston's Article 80 process.  The

publication of this DPIR provides additional opportunity for public review

and comment on the proposed Project.
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C-009-001

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.
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C-009-002

Please see Section 2.2, Regulatory Context, Zoning & Permitting, and

Section 3.6, Conformance with Specific Design Requirements of the

Huntington Avenue Prudential Center District Zoning, of the DPIR for a

discussion of compliance with the zoning provisions contained in Article

41 of the Code.

 

C-009-003

A Fourth Amendment to the Development Plan for PDA No. 37 will be

submitted following the DPIR. Additionally, a zoning text amendment will

be provided to permit the height of the proposed buildings and the

floorplate size for stories greater than 155-feet for 888 Boylston.  Previous

amendments are matters of public record and can be obtained through

the City.

 

C-009-004

Please see Section 2.2, Regulatory Context, Zoning & Permitting, of the

DPIR for an expanded discussion of anticipated permits required.

 

C-009-005

Please see Section 2.2, Regulatory Context & Permitting, of this DPIR for

an expanded discussion and calculation of FAR for PDA No. 37, including

a breakdown of area by phase and the size of the Prudential Center site.
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C-009-006

The Exeter Residences will be the only development component of

Phase 6.  Following this DPIR, the Proponent will submit a Fourth

Amendment to the Development Plan for approval by the BRA, Boston

Zoning Commission, and the Mayor.

 

C-009-007

Please see Chapter 5, Environmental Protection, of the DPIR.  The DPIR

is responsive to the environmental review parameters established by the

BRA to evaluate the proposed Project.

 

C-009-008

Please see Section 5.3, Shadow Analysis, of the DPIR.  The NPC/PNF

included a complete shadow study for both of the proposed buildings as

set forth by the BRA's guidelines.  The DPIR updates and expands

this shadow study by comparing three scenarios: 1) No Build, 2) 155-feet,

and 3) Proposed Heights and includes the study of shadow on the

Boston Public Library courtyard wall, the existing pedesrian plaza spaces

within the Prudential Center.
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C-009-009

Please see Section 5.3, Shadow Analysis, of the DPIR.  The original and

updated shadow studies include the Boston Public Library (BPL) in its

locus. The proposed Exeter Residences building does not cast shadow

on the BPL courtyard. While the proposed building casts some shadow

on the BPL courtyard's west facing wall, it is relatively minor compared to

the impacts of existing buildings. Additional evaluation dates have been

added beyond those mandated by the BRA and design review guidelines. 

Also, per the BRA Scoping Determination, the Exeter Residences was

examined at the 155-feet zoning height and the proposed height for

shadow impacts.
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C-009-010

Please see Chapter 4, Transportation, of the DPIR for detail on the Exeter

Street and BLagen Street corridors and the Exeter/Blagden Street

intersection.  The NPC/PNF included a comprehensive review of the local

traffic network utilizing guidelines established by the Boston

Transportation Department.

 

C-009-011

Please see Section 4.3, Study Methodology, of the DPIR.
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C-009-012

Please see Chapter 4, Transportation, of the DPIR.  The Transportation

chapter includes a detailed evaluation of the Exeter Street corridor and

Blagden Street corridor as well as the Exeter-Blagden intersection.

Observations were taken of the vehicular, pedestrian and loading activity

in order to build a complete picture of street operations. Curb uses were

reviewed and proposed curb use was projected given the observed

operations and anticipated activity from the Exeter Residences.

 

C-009-013

Please see Chapter 4, Transportation, of the DPIR.  In accordance with

BTD guidelines, the NPC/PNF study focused on peak hour performance

as this is considered the most restrictive condition.  In response to this

comment the DPIR provides data that observes and evaluates the

Exeter Street corridor performance throughout the day. 

 

C-009-014

Please see the NPC/PNF traffic study which provides an analysis

comparing the Approved Plan to the proposed plan.

 

C-009-015

The traffic studies for the Prudential Center are not cumulative, meaning

that new studies are based on older studies. The current evaluation

utilized new existing conditions data to paint the most accurate picture of

current operations. It also revealed that Boylston Street and Huntington

Avenue traffic volumes have decreased since the Prudential Center

Development Plan was initially approved in 1990.

 

C-009-016

At a meeting on September 27, 2007, the PruPAC

Transportation/Access and Mitigation Subcommittee requested Vanasse

Hangen Brustlin, Inc. (VHB) to expand the projected impacts from the
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1990 Prudential Center Master Plan to the actual conditions today.  VHB

performed a detailed evaluation to compare the proposed “Build” 1999

conditions (which included 1988 existing volumes and projected new

trips) included under the 1989 Development Plan with the existing 2006

and current “Approved” projections (2011) to determine if the traffic

growth and operational levels anticipated in 1999 were realized.

Comparing the 1988 existing traffic volumes with the 2006 existing

volumes during the evening peak period indicated that peak hour

volumes have reduced by 17% within the Prudential Center roadway

network from the projected impacts.  Similarly, comparing the projected

impacts for the 1999 Build condition with 2011 FEIR Approved

developments indicated a reduction of 22% in the overall traffic volumes

during the weekday evening peak period.

 

C-009-017

No public parking spaces will be lost as a result of the proposed project.

 

C-009-018

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  The wind

impacts of the Project will be similar to the the wind impacts of the No

Build condition.  As discussed, the Exeter Residences will be in

conformance with zoning requirements.  Additionally, Trinity Place was

included in the wind study locus in both the original wind analysis

included in the NPC/PNF and the updated wind analysis included in the

DPIR.
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C-009-019

Additional detail has been added to the study base maps to identify

building entries, street crossings and bus stops.

 

C-009-020

Please see Section 5.2, Wind, of the DPIR.  The NPC/PNF included a

complete wind study for both of the proposed buildings.  The DPIR

updates and expands this wind study by comparing three scenarios: 1)

No Build, 2) 155-feet, and 3) Proposed Heights.  The wind impacts of the

Project, with mitigation, will be similar to the wind impacts of the No Build

condition.

 

C-009-021

Please see Section 5.5, Solar Glare Analysis, of the DPIR.

 

C-009-022

The proposed buildings will be designed to conform to City of Boston

noise guidelines.

 

C-009-023

Please see Section 5.6, Geotechnical and Groundwater Analysis and

Section 6.1, Stormwater Management, of the DPIR for detail on concerns

regarding diminishing groundwater levels and development of an

infiltration system design as part of the project that will re-introduce

stormwater runoff to the groundwater table.
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C-009-024

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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C-009-025

This DPIR responds to the comments and concerns raised in the

NPC/PNF review process and provides additional detail and further

study of impacts of the Project.  The publication of this DPIR, and the

related public process, provides additional opportunity to provide input on

the proposed Project.

 

C-009-026

The requested amendments are  a part of the public record and are can

be obtained from the BRA.  A summary of site approvals can be found in

Chapter 2, Project Description.
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B-001-001

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.
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B-001-002

Please see Section 5.2, Wind, of the DPIR.  The wind studies prepared

for this Project utilize a predictive wind tunnel method that is more

descriptive and more accurate than the method used in the original

Prudential Development Plan assessment.  Furthermore, three additional

wind sensor points were added in the alleys surrounding the Lenox

Hotel.  We anticipate that the model will accurately predict future wind

conditions.

 

B-001-003

The Boston Transportation Department has guidelines related to

construction management that are outlined in the NPC/PNF. The

Proponent will apply to the BTD for review and approval of a

Construction Management Plan (CMP) prior to the commencement of

construction.  The CMP will take into consideration the needs of the

surrounding properties.

 

B-001-004

Base on a review of the infrastructure systems and coordination with the

Boston Water and Sewer Commission there is adequate capacity to

serve the proposed project. Please see the Infrastructure section of the

NPC/PNF.

 

B-001-005

Please see Section 5.6, Geotechnical and Groundwater Analysis and

Section 6.1, Stormwater Management, of the DPIR.  The Proponent is

working with the Boston Groundwater Trust and the Boston Water and

Sewer Commission on development of an infiltration system design as

part of the Project that will re-introduce stormwater runoff to the

groundwater table.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 80

B-001-006

The Project will meet any applicable requirements of the Federal

Communication Commission and other public agencies.
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I-001-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.

 

I-001-002

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 

 

I-001-003

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.
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I-002-001

Comment(s) noted.
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I-003-001

The Proponent does not have the right to build over the Lord and Taylor

site beyond the limit of the current design.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 85

I-003-002

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.
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I-004-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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I-005-001

The Project is following the City of Boston's Article 80 process.  The

publication of this DPIR provides additional opportunity for public review

and comment on the proposed Project.

 

I-005-002

Please see Chapter 5, Environmental Protection, of the DPIR for

updated environmental studies  based upon the current design.  The

DPIR is subject to the Article 80 Large Project Review and Comment

Period.

 

I-005-003

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses. 

Please see Chapter 5, Environmental Protection, of the DPIR for

updated studies related to daylight, wind and shadow.
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I-006-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 91

I-007-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.

 

I-007-002

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the

City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.

 

I-007-003

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 
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I-007-004

Please see Chapter 3, Urban Design, of the DPIR for additional street

level views of the proposed buildings.

 

I-007-005

Please see Section 7.3, LEED, of the DPIR.  The Proponent intends to

submit 888 Boylston to the USGBC for LEED Silver certification, which

exceeds the City's requirements for sustainability.

 

I-007-006

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts in surrouding pedstrian areas including the

Boylston Street plaza adjacent 888 Boylston. The wind impacts of the

Project, with mitigation, will be similar to the wind impacts of the No Build

condition.

 

I-007-007

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the

City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.

 

I-007-008

Please see Section 4.6, Proposed Improvements, of the DPIR.  The

traffic impact on the operations of the street network is reasonably small

due to the the availability of transit and the capacity of the street system.

The proposed mitigation measures for the Boylston Street, Huntington

Avenue and Exeter Street corridors will mitigate the effect of the

additional project traffic.
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I-007-009

The proposed project will not reduce the number of existing public

spaces, commercial spaces or residential spaces in the Prudential Center

garage.

 

I-007-010

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.

 

I-007-011

There are no future plans for the Lord and Taylor site at this time.  The

building is subject to a long term lease.

 

I-007-012

Please see Chapter 2, Project Description, of the DPIR for the current

building program and description.

 

I-007-013

Please see Section 7.3, LEED, of the DPIR.  The proposed building will

incorporate sustainable features which are outlined in the text. Exeter

Residences will comply with the requirements of Article 37 and utilize

LEED standards in development of the building design.

 

I-007-014

Please see Section 3.2, Urban Context - Exeter Residences, of the
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DPIR.  The proposed public Exeter stairway and public elevator are

located to the south of the Exeter/Blagden intersection so that

pedestrians can access the plaza from Exeter Street without having to

travel through the Lord and Taylor or Exeter buildings. The design is a

result of discussions held at the PruPAC public meetings and with the

BRA and incorporates a number of updates including the design of this

stair. 
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I-008-001

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

plans and a description of the features of the new Boylston Street plaza. 

The Development Plan for the Prudential Center contemplated a plaza

space in front of the site for 888 Boylston.  The current proposal is in

keeping with the Development Plan.
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I-009-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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I-010-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 98

I-010-002

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.
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I-011-001

Please see Chapter 3, Urban Design, of the DPIR for rationale of the

urban form.  Shadow studies were completed as part of the NPC/PNF in

compliance with BRA guidelines for Large Project Review.  Additional

shadow study information can be found in Section 5.3, Shadow

Analysis, of the DPIR. The shadow studies included in the DPIR conclude

the the proposed Exeter Residences contributes no shadow to the

Boston Public Library courtyard. Impacts in ths space are limited to

fleeting partial shadows on the west facing wall alone, at the third floor

level.
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I-012-001

Please see Section 2.2, Regulatory Context, Zoning and Permitting, of the

DPIR for an expanded discussion of compliance with the zoning

provisions contained in Article 41 of the Code and calculation of FAR for

PDA No. 37, including a breakdown of area by phase.
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I-012-002

The Proponent was not involved in any of the Chapter 121A process, as

this occurred before the Proponent owned the property.  For further

information, please contact the City of Boston - Collector Treasurer /

Assessing Department.  For questions regarding excise tax, please

contact the State.
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I-013-001

Comment(s) noted.
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I-014-001

Comment(s) noted.
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I-015-001

Comment(s) noted.
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I-016-001

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 
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I-016-002

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR.  The

design included within this DPIR reflects updates and discussions from

PruPAC, City agencies and members of the public.  The facade materials

currently proposed on the 888 Boylston Building are consistent with

those approved in the 2001 preliminary design. The Proponent will

continue to work with the BRA on development of the design details.

 

I-016-003

Please see Section 5.3, Shadow Analysis, of the DPIR.  Updated

environmental studies, including a shadow analysis, were prepared

based upon the current design.

 

I-016-004

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses. The shadow studies in the DPIR conclude the the

proposed Exeter Residences contributes no shadow to the Boston Public

Library courtyard. Impacts in this space are limited to fleeting partial

shadows on the west facing wall alone, at the third floor level.

 

I-016-005

The Project is following the City of Boston's Article 80 process.  The

publication of this DPIR provides additional opportunity for public review

and comment on the proposed Project.
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I-017-001

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 

 

I-017-002

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses. 

In addition, please see Chapter 4, Transportation and Chapter 5,

Environmental Protection, for further information on the proposed design.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 110

I-018-001

The design included within this DPIR reflects updates and discussions

from PruPAC, City agencies and members of the public.  The Proponent

will continue to work with the BRA as the Project progresses.
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I-018-002

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the

City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.

 

I-018-003

Please see Section 5.3, Shadow Analysis, of the DPIR.  Updated

environmental studies were prepared based upon the current design.

These studies include an assessment of shadow impacts on the Boston

Public Library (BPL) courtyard western facing wall and the

Commonwealth Avenue Mall. The shadow studies included in the DPIR

conclude that the proposed Exeter Residences contributes no shadow to

the BPL courtyard. Impacts in the BPL courtyard space are limited to

fleeting partial shadows on the west facing wall alone, at the third floor

level. New shadow on the Commonwealth Avenue Mall is limited to the

December 21st at 9 AM evaluation period and only fall on the north side

of the street.
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I-019-001

Comment(s) noted.
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I-020-001

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 
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I-020-002

The Proponent does not have the right to develop over the Lord and

Taylor site beyond what is currently proposed. The design included

within this DPIR reflects updates and discussions from PruPAC, City

agencies and members of the public.  The Proponent will continue to work

with the BRA as the project progresses.

 

I-020-003

The project is following the City of Boston's Article 80 process.  The

publication of the DPIR provides additional opportunity for public review

and comment on the proposed project.  Each building is studied in the

DPIR, with respect to environmental impacts that were of concern during

the public review process, at the zoning height of 155-feet and at the

proposed Project height.

 

I-020-004

A comprehensive traffic study was completed for the NPC/PNF and can

be found in Volume I and II.  Updates to this study include an analysis for

the Exeter and Blagden Street corridors and are located in Chapter 4

Transportation of this DPIR. This section also includes a pedestrian

Level of Service study for the Boylston Street corridor to assess

pedestrian operations and accomodation.

 

I-020-005

No public parking spaces with be lost as a result of the proposed project.

 

I-020-006

The analyses for unsignalized intersections provide results for delays

and level-of-service (LOS) for the critical movements which are usually

the left turns on the main street and side street. The impacts or effects of

the side street are accounted for in the analyses.
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The Boston Transportation Department is currently in the process of re-

programming the signal timing and phasing for the entire Back Bay area.

It is anticipated that these changes will improve the vehicular and

pedestrian operations in the area. The revised analyses performed in the

DPIR include the recent changes made to signal timing and phasing in

the Back Bay area. The intersections of Huntington Avenue will operate

at LOS D in the future with the proposed two buildings in place.

 

I-020-007

Please see Section 5.2, Wind, of the DPIR.  The wind studies have been

conducted in accordance with the BRA's standards and guidelines. The

wind analysis includes evaluation points throughout the year and predicts

conditions at each point for each season.  Please see the Technical

Appendix for additional information related to wind data breakdown by

season. The wind impacts of the proposed Project will be similar to the

wind impacts of the No Build condition.

 

I-020-008

Please see Section 5.3, 5.4, and 5.5, of the DPIR for an

updated discussion related to shadow, daylight and solar glare,

respectively.  Updated environmental studies were prepared based upon

the current design including an evaluation of the 155 foot zoning height

and the proposed height for the Exeter Residences and 888

Boylston buildings.
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I-021-001

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 

 

I-021-002

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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I-022-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.

 

I-022-002

Please see Section 3.3, Urban Context - 888 Boylston.  The design

included within this DPIR reflects updates and discussions from  PruPAC,

City agencies and members of the public.  The Proponent is committed to

developing a design that compliments the Prudential Center and

provides an appropriate transition between the Prudential Tower and to

Boylston Street.  As is customary with the City's development review

procedures, the Proponent will continue to refine the design in

cooperation with the BRA.
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I-022-003

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the

City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.

 

I-022-004

The Proponent does not have the right to build over the Lord and Taylor

site beyond the limit of the current design.

 

I-022-005

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses. The DPIR includes updated enviropnmental studies

which evaluate the proposed buildings at a 155 foot zoning height and

the proposed height.
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I-023-001

Comment(s) noted.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 122

I-024-001

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 
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I-025-001

Comment(s) noted.
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I-026-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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I-026-002

Please see Chapter 5, Environmental Protection, of the DPIR for

updated environmental studies, including shadow and daylight, based

upon the current design.
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I-027-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.
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I-028-001

Comment(s) noted.
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I-029-001

Comment(s) noted.
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I-030-001

Comment(s) noted.
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I-031-001

Comment(s) noted.
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I-032-001

Comment(s) noted.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 133

I-033-001

A comprehensive traffic study was completed for the NPC/PNF and can

be found in Volume I and II.  Updates to this study include an analysis for

the Exeter and Blagden Street corridors included in Chapter 4,

Transportation, of the DPIR.

Please see Section 5.2, Wind, of the DPIR for updated wind studies.  The

wind impacts of the proposed Project will be similar to the wind impacts

of the No Build condition.
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I-034-001

Please see Section 5.2, Wind, of the DPIR.  The wind analysis was

conducted based on the standards and guidelines set forth by the BRA.

Per the BRA guidelines, the pedestrian level wind conditions at the

Prudential Center are not directly comparable to the Copley Square

conditions (or other geographic areas of the City). Rather, the

assessment is based on the activity comfort standards established by

the BRA. The wind analysis includes evaluation points throughout the

year and predicts conditions at each point for each season.  The wind

impacts of the proposed Project will be similar to the wind impacts of the

No Build condition.
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I-035-001

Comment(s) noted.
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I-036-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-037-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-038-001

Comment(s) noted.
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I-039-001

Comment(s) noted.
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I-040-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-040-002

Please see Section 4.5, Future Conditions, in the DPIR.  This

section includes a review of the proposed parking for the Project and the

operations of the existing Prudential Center Garage.

 

I-040-003

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.
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I-041-001

Comment(s) noted.
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I-042-001

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.
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I-042-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-043-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing. In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter corridor and Blagden Street corridors as

well as an intersection analysis for the Exeter/Blagden intersection.

 

I-043-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-044-001

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.
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I-045-001

Comment(s) noted.
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I-046-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-046-002

Please see Section 4.5, Future Conditions, of the DPIR for information

on parking and traffic.  Parking for Exeter Residences will be

accommodated by a combination of expanding the existing residential

nests in the Prudential Center Garage and employing managed parking

techniques. 
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I-047-001

Please see Section 5.6, Geotechnical and Groundwater Analysis, of the

DPIR for information related to foundation construction methodology

and the geotechnical impacts monitoring program. 
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I-048-001

Please see Section 4.5, Future Conditions, in the DPIR.  This

section includes a review of the proposed parking for the Project and the

operations of the existing Prudential Center Garage.
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I-049-001

Comment(s) noted.
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I-050-001

Comment(s) noted.
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I-051-001

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 153

I-052-001

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.

 

I-052-002

The proposed project is not expected to have an impact on the ability of

emergency vehicles to access buildings in and around the Prudential

Center. Changes in traffic operations are minimal and addressed through

signal adjustments and minor modifications.
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I-052-003

The proposed project is not expected to have an impact on local air

quality.  Please see the Environmental Protection section of the

NPC/PNF for further information on air quality.

 

I-052-004

Please see Section 5.6, Geotechnical and Groundwater Analysis, of the

DPIR for information related to construction methodology and the

geotechnical impacts monitoring program.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 155

I-053-001

Comment(s) noted.
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I-054-001

Please see Section 4.5, Future Conditions, in the DPIR.  This

section includes a review of the proposed parking for the Project and the

operations of the existing Prudential Center Garage.
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I-055-001

Comment(s) noted.
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I-056-001

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.
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I-057-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-057-002

Please see Section 5.2, Wind, of the DPIR.  The wind studies were

prepared in accordance with the BRA's standards and guidelines.  The

Proponent has worked to develop a building design and street-level

features that diminishes the wind impacts from the proposed buildings. 

Furthermore, the wind impacts of the Project with the proposed

mitigation will be similar to the wind impacts of the No Build condition.
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I-058-001

Comment(s) noted.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 163

I-059-001

Comment(s) noted.
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I-060-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-060-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-061-001

Comment(s) noted.
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I-062-001

Comment(s) noted.
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I-063-001

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.

 

I-063-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-063-003

Please see Section 4.5, Future Conditions, in the DPIR.  This

section includes a review of the proposed parking for the Project and the

operations of the existing Prudential Center Garage.

 

I-063-004

Please see Section 5.6, Geotechnical and Groundwater Analysis, of the

DPIR for information regarding foundation construction methodology and

the geotechnical impacts monitoring program.
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I-064-001

Comment(s) noted.
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I-065-001

Comment(s) noted.
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I-066-001

A comprehensive traffic study was completed for the NPC/PNF filing and

additional traffic analysis is included in Chapter 4, Transportation, of the

DPIR. In response to comments raised during the review process, the

DPIR includes a detailed evaluation of the Exeter corridor and Blagden

Street corridors as well as an intersection analysis for the

Exeter/Blagden intersection.
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I-067-001

Comment(s) noted.
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I-068-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.
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I-069-001

Comment(s) noted.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 174

I-070-001

Comment(s) noted.
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I-071-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-071-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-072-001

Comment(s) noted.
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I-073-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-073-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-074-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-074-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-075-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-075-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-076-001

Comment(s) noted.
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I-077-001

Comment(s) noted.
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I-078-001

Comment(s) noted.
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I-079-001

Comment(s) noted.
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I-080-001

Please see Section 4.5, Future Conditions, of the DPIR.  Parking for

Exeter Residences will be accommodated by a combination of

expanding the existing residential nests in the Prudential Center Garage

and employing managed parking techniques. 

 

I-080-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

Please see Section 5.3, Shadow Analysis, of the DPIR for updated

information related to shadow.
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I-081-001

Comment(s) noted.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 186

I-082-001

Comment(s) noted.
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I-083-001

Please see Section 5.3, Shadow Analysis, of the DPIR for updated

shadow studies based upon the current design.

 

I-083-002

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.
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I-084-001

Comment(s) noted.
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I-085-001

Comment(s) noted.
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I-086-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-086-002

Updated environmental studies, including shadow and wind, were

prepared based upon the current design and are included in Chapter

5 Environmental Protection of this DPIR.
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I-087-001

Comment(s) noted.
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I-088-001

Comment(s) noted.
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I-089-001

Comment(s) noted.
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I-090-001

Please see Chapter 5, Environmental Protection, of the DPIR for

updated environmental studies based on the proposed design.

Please see Chapter 4, Transportation, of the DPIR for an expanded

traffic analysis which builds on the findings contained in the NPC/PNF.

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current building and site design.  The Proponent is

committed to developing a design that compliments the Prudential

Center, the surounding buildings and supports the modern residential

identity of the Exeter Residences. The design included within this DPIR

reflects updates and discussions from City agencies, PruPAC

and members of the public.  As is customary with the City's development

review procedures, the Proponent will continue to work with the BRA as

the project progresses.

 

I-090-002

Please see Chapter 2 for a full discussion of zoning requirements for

Exeter Residences and 888 Boylston.   As was noted in the NPC/PNF, the

buildings will require a Fourth Amendment to the Development Plan for

PDA No. 37 as well as a Zoning Text Amendment to Article 41, both of

which will be reviewed by the BRA, BZC and the Mayor.
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I-091-001

Comment(s) noted.
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I-092-001

Comment(s) noted.
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I-093-001

Comment(s) noted.
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I-094-001

Comment(s) noted.
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I-095-001

The NPC/PNF included a comprehensive review of the local traffic

network utilizing guidelines established by the Boston Transportation

Department.  Please see Chapter 4, Transportation, of the DPIR for

additional detail on the Exeter Street corridor.

 

I-095-002

The proposed buildings will be designed to incorporate appropriate

sound shielding of rooftop equipment to conform to City of Boston noise

guidelines.

 

I-095-003

Please see Section 5.6, Geotechnical and Groundwater Analysis, of the

DPIR for information related to foundation construction methodology and

the geotechnical impacts monitoring program.
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I-096-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-096-002

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.

 

I-096-003

Please see Section 4.5, Future Conditions, of the DPIR.  Parking for

Exeter Residences will be accommodated by a combination of

expanding the existing residential nests in the Prudential Center Garage

and employing managed parking techniques. 
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I-096-004

Updated environmental studies, including wind and shadow, were

prepared based upon the current design and are included in Chapter

5, Environmental Protection of this DPIR.

 

I-096-005

Please see Chapter 2 for a full discussion of zoning requirements for

Exeter Residences and 888 Boylston.   As was noted in the NPC/PNF, the

buildings will require a Fourth Amendment to the Development Plan for

PDA No. 37 as well as a Zoning Text Amendment to Article 41, both of

which will be reviewed by the BRA, BZC and the Mayor.

Updated environmental studies were prepared in accordance with Article

80 based upon the current design and are included in Chapter

5 Environmental Protection of this DPIR.
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I-097-001

The NPC/PNF included a comprehensive review of the local traffic

network utilizing guidelines established by the Boston Transportation

Department. It should be noted that traffic is evaluated in context with the

Prudential Center as a whole. Please see Chapter 4, Transportation, of

the DPIR for additional detail on the Exeter Street corridor.

 

I-097-002

The Proponent is working with the Boston Groundwater Trust and the

Boston Water and Sewer Commission on development of an infiltration

system design as part of the Project that will re-introduce stormwater

runoff to the groundwater table. Please see the infrastructure section of

the DPIR for further detail.
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I-098-001

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.

 

I-098-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-099-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-099-002

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process

the DPIR includes a detailed evaluation of the Exeter Street corridor and

Blagden Street corridor as well as the Exeter-Blagden intersection.

Observations were taken of the vehicular, pedestrian and loading activity

in order to build a complete picture of street operations. Curb uses were

reviewed and proposed curb use was projected given the observed

operations and anticipated activity from the Exeter Residences.

Please see Section 4.5, Future Conditions, of the DPIR.  Parking for

Exeter Residences will be accommodated by a combination of

expanding the existing residential nests in the Prudential Center Garage

and employing managed parking techniques. 
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I-100-001

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.

 

I-100-002

A comprehensive traffic study was completed for the NPC/PNF filing and

additional traffic analysis is included in Chapter 4, Transportation, of the

DPIR. In response to comments raised during the review process, the

DPIR includes a detailed evaluation of the Exeter corridor and Blagden

Street corridors as well as an intersection analysis for the

Exeter/Blagden intersection.

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements. Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-101-001

Comment(s) noted.
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I-102-001

Comment(s) noted.
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I-103-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-103-002

Please see Chapter 2 for a full discussion of zoning requirements for

Exeter Residences and 888 Boylston.   As was noted in the NPC/PNF, the

buildings will require a Fourth Amendment to the Development Plan for

PDA No. 37 as well as a Zoning Text Amendment to Article 41, both of

which will be reviewed by the BRA, BZC and the Mayor.
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I-104-001

Comment(s) noted.
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I-105-001

Comment(s) noted.
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I-106-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.
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I-107-001

Comment(s) noted.
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I-108-001

Comment(s) noted.
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I-109-001

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 216

I-110-001

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-110-002

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.
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I-111-001

Comment(s) noted.
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I-112-001

Comment(s) noted.
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I-113-001

The Project is following the City of Boston's Article 80 process.  The

publication of this DPIR provides additional opportunity for public review

and comment on the proposed Project.

The DPIR provides substantial additional design study and evaluation

of project environmental impacts and proposed mitigation. Please see the

NPC/PNF and DPIR for information on wind, shadow and transportation

for the proposed Exeter Residences building.
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I-114-001

Comment(s) noted.
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I-115-001

Please see Section 4.5, Future Conditions, of the DPIR.  Parking for

Exeter Residences will be accommodated by a combination of

expanding the existing residential nests in the Prudential Center Garage

and employing managed parking techniques. 
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I-116-001

Please see Section 4.5, Future Conditions, of the DPIR.  Parking for

Exeter Residences will be accommodated by a combination of

expanding the existing residential nests in the Prudential Center Garage

and employing managed parking techniques. 

 

I-116-002

Please see Section 5.6, Geotechnical and Groundwater Analysis, of the

DPIR for information related to foundation construction and the

geotechnical impacts monitoring program.
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I-117-001

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.

 

I-117-002

Please see Section 5.2, Wind, in the DPIR.  Based on discussions with

the BRA and PruPAC, the Proponent has redesigned the building to help

mitigate the wind impacts.  The DPIR contains an updated wind study

which includes the new curved design of the Exeter Residences and

proposed street-level features to mitigate the wind impacts.  As

discussed, the Exeter Residences will be in conformance with zoning

requirements.  Furthermore, the wind impacts of the Project, with

mitigation, will be similar to the wind impacts of the No Build condition.

 

I-117-003

Please see Chapter 4, Transportation, of the DPIR.  A comprehensive

traffic study was completed for the NPC/PNF filing.  In response to

comments raised during the review process, the DPIR includes a

detailed evaluation of the Exeter Street corridor and Blagden Street

corridor as well as an intersection analysis for the Exeter/Blagden

intersection.
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I-118-001

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.
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I-119-001

Comment(s) noted.
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I-120-001

Comment(s) noted.
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I-121-001

Please see Section 3.2, Urban Context - Exeter Residences, for

information on the current design.  The Proponent is committed to

developing a design that compliments the Prudential Center and the

surrounding buildings and supports the modern residential identity of the

Exeter Residences. The facade design included within this DPIR reflects

updates and discussions from City agencies, PruPAC and members of

the public.  As is customary with the City's development review

procedures, the Proponent will continue to work with the BRA as the

Project progresses.

 

I-121-002

Please see Chapter 4, Transportation, which includes additional

information to supplement the transportation analysis included in the

NPC/PNF.  In response to comments raised during the review process,

the DPIR includes a detailed evaluation of the Exeter Street and Blagden

Street corridors as well as the Exeter-Blagden intersection. Observations

were taken of the vehicular, pedestrian and loading activity in order to

build a complete picture of street operations.
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I-122-001

Comment(s) noted.
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I-123-001

Comment(s) noted.
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I-124-001

Comment(s) noted.
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I-125-001

We are maintaining consistency with the original Prudential Center

Development Plan, which considered the entire Prudential Center as the

"Project."  As a matter of planning principle, it would be inappropriate to

consider the impacts of the two buildings independently of one another. 

Our approach is the same as one would employ in a mixed-use

development where different uses are being developed on the same site.

Additionally, the BRA's Scoping Determination requested that the review

of the two buildings be done together.
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I-125-002

Please see Section 3.3, Urban Context - 888 Boylston, of the DPIR for

updated design information.  The Proponent is committed to developing a

design that compliments the Prudential Center and is designed to

provide an appropriate transition between the Boylston Street corridor

and the existing taller buildings within the Prudential Center.  888

Boylston can accommodate additional height due to its generous

setback from Boylston Street. 

 

I-125-003

Please see Section 3.3, Urban Context - 888 Boylston.  The DPIR

contains a revised plaza design that is based on feedback from City

agencies, PruPAC and members of the public.  As is customary with the

City's development review procedures, the Proponent will continue

to refine the design in cooperation with the BRA.

 

Exeter Residences & 888 Boylston

August 2008 DPIR Response to Comments



Page 234

I-126-001

Please see Section 3.3, Urban Context - 888 Boylston.  The design

included within this DPIR reflects updates and discussions from  PruPAC,

City agencies and members of the public.  The Proponent is committed to

developing a design that compliments the Prudential Center and

provides an appropriate transition between the Prudential Tower and to

Boylston Street.  As is customary with the City's development review

procedures, the Proponent will continue to refine the design in

cooperation with the BRA.

 

I-126-002

The pedestrian connection between Exeter Street and the Plaza level

has been redesigned to include both a public stair and public elevator.
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