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SAMUELS &ASSOCIATES

October 4, 2013

Peter Meade, Director

Boston Redevelopment Authority
One City Hall Square

Boston, Massachusetts 02201

Re: Landmark Center Redevelopment Project

Dear Mr. Meade:

On behalf of Landmark Center Venture LLC, Fenway Enterprises LLC (a Samuels & Associates
affiliated entity) is pleased to submit this Expanded Project Notification Form for the proposed mixed-
use redevelopment of a portion of the Landmark Center located at 201 Brookline Avenue (the

“Project”).

The Project, located at the intersection of Brookline Avenue and Park Drive, within the Brookline
Avenue Community Commercial Subdistrict of the Fenway Neighborhood Zoning District (the “Project
Site”), presents a unique opportunity to further advance the planning goals established by the
community and the City as part of the Fenway rezoning effort. Redevelopment of Landmark Center
represents an important step in the continued ‘place-making’ efforts in the Fenway neighborhood.

The Project will build on Samuels’ previous work in the Fenway neighborhood and contribute to the
neighborhood’s planning vision for a diverse urban village by creating a destination Wegmans food
market at the base of the building, dramatically increasing the high quality publicly accessible open
space on the Project Site, providing new housing and unique retail opportunities, and revitalizing a
large-scale existing office building and transforming it into a modern employment hub. With the
demolition of the existing above-grade garage and the planned conversion of surface parking to open
space, the Project will not only create new open space, but will create pathways through the building and
improve the pedestrian experience along well traveled routes between the neighborhood and the MBTA
station. These changes will dramatically enhance the Fenway’s position as a vibrant mixed-use district.

The Project consists of the demolition of the existing freestanding garage at the Project Site and the
development of a new mixed-use project, integrated with the current historic building, and is anticipated
to include up to: 550 residential units; 110,000 square feet of new retail use; 75,000 square feet of
grocery use; 15,000 square feet of new office use; and replacement of parking into a subsurface garage
with striped spaces for up to 1,500 vehicles with additional capacity for valet parking. The Project’s
urban design concept also shows special consideration for the original character of the existing historic
building on the Project Site and preserves its landmark status, while adding distinctive features that
accommodate the increased retail activity in the lower floors.

333 NEWBURY STREET, BOSTON, MA 02115 p.617.247.3434 {.617.266.8788 WWW.SAMUELSRE.COM



Mr. Peter Meade, Director
October 4, 2013
Page 2

We are grateful to the neighborhood and the City officials who have provided us with input over the
months and years preceding this filing. We believe that the open space and mixed use opportunities
offered by the Project represent a major step forward in the continued revitalization of the Fenway
District.

We look forward to working with you and your staff in your continuing review of this project. If you

have any questions or if any additional information would be helpful, please do not hesitate to contact
me.

Very truly yours,

ferprises LL
way Enterprises LL.C

Steven B. Sam}els/
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Executive Summary

Introduction

This expanded Project Notification Form (PNF) is submitted pursuant to the Large Project Review
requirements of Article 80 of the Boston Zoning Code and Enabling Act. This PNF presents details about the
Landmark Center Redevelopment project (the “Project”) located at the corner of Park Drive and Brookline
Avenue (the “Project Site”) adjacent to the Sear’s Rotary in Boston’s Fenway neighborhood. Refer to Figure
1.1 for the site location map. This PNF is submitted by Fenway Enterprises LLC, a Samuels & Associate
entity, on behalf of Landmark Center Ventures LLC (the “Proponent”). The Project will be undertaken by an
affiliate of the Proponent.

This PNF provides an analysis of traffic/transportation, potential environmental impacts, infrastructure
needs, as well as urban design and other aspects of the Project, in order to inform city agencies and
neighborhood residents about the Project, its potential impacts, and the mitigation measures proposed to
address those potential impacts. The following chapter provides an overview of existing site conditions and
describes the Project. This chapter also discusses how the Project is consistent with applicable local planning
initiatives and municipal and state land use plans and policies, and provides a description of the ongoing
public participation and outreach. A summary of public benefits and positive impacts is also presented. Lastly,
a summary of findings from the impact analyses presented in subsequent chapters of this expanded PNF is
provided.

Background and Project Overview

For over 15 years, Samuels has been actively involved in the revitalization of the historic Fenway
Neighborhood. Samuels worked with the Fenway neighborhood on the rezoning efforts that began in 1997,
which culminated in the adoption of Article 66 by the Boston Zoning Commission that has helped shape the
vision of an urban village for the West Fenway Neighborhood. Over this time, Samuels has invested
significant resources into acquiring, redeveloping, holding and managing a diverse collection of properties in
the Fenway.

1-1 Executive Summary
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Samuels’ Fenway portfolio ranges from low-rise mixed-use buildings to larger scale developments. Low-rise
redevelopment projects include the recently completed 126 Brookline Avenue project (Yardhouse restaurant
and Marshall’s with office above). This project transformed Van Ness Street from a service alley to an active
retail street with a backyard patio replete with a fire pit and streetscape and landscaping improvements.
Other smaller scale redevelopments include adaptive reuse of 1249-1255 Boylston Street with Guitar Center
and CVS, and a former auto repair shop into the successful Tasty Burger restaurant at 1301 Boylston Street—
both of which activated Boylston Street with exciting new uses and quality architecture.

Samuels has also been the developer of larger scale development projects, which have served as catalysts for
the emergence of the Fenway neighborhood as a vibrant mixed-use district. The first, known as Trilogy,
added 576 residential units, and ground-floor restaurants and retail to the neighborhood. The second, 1330
Boylston, includes 200 residential units and the Fenway Community Health Center. The third, The Van Ness
(the redevelopment of 1325 Boylston Street as part of the previously referred to “Fenway Triangle Mixed Use
Project” or “Boylston West”), is currently under construction and includes ground floor retail, a unique City
Target department store, 172 residential units, and 233,000 square feet of office space. Finally, The Point
project, which was recently approved by the Boston Redevelopment Authority (BRA) Board, involves the
demolition of existing single-story buildings on the triangular parcel at the juncture of Brookline Avenue and
Boylston Street at Park Drive and construction of a 22-story mixed-use building with first and second story
retail and 320 residential units on the upper floors. In addition, Samuels has renovated over 150,000 square
feet of retail and office spaces throughout the project area. In total, Samuels has added ten new restaurants
and over one dozen exciting new retailers. Figure 1.2 shows the Project Site context in relation to these
recent/ planned developments.

With its concentration of a large number of projects in a relatively small district, Samuels has a unique
opportunity to positively influence the neighborhood’s development. Samuels places special emphasis on
‘place-making’ and has a truly long-term focus. Each project is evaluated based on its contribution to the
planning vision for the neighborhood as an urban village. Intense amounts of attention are paid to those
critical aspects of development that impact urban design, from selecting an operator of a restaurant space
who will activate a streetscape, to the details of designing a sidewalk.

The Project is the major component of Samuels” place-making efforts. It will build on Samuels’ previous work
and contribute to the neighborhood’s planning vision for an urban village. The design of the redevelopment
has been shaped by planning goals that include:

» Creating an unprecedented amount of publicly accessible open space (2.2 acres representing an almost
100 percent increase) on-site in the heart of the Fenway

Improving pedestrian access between the MBTA station and the Fenway commercial district
Showcasing the historic fabric of the existing building’s interior to the public

Creating vibrant retail along all of the Project Site’s street frontages

Bringing Wegmans, a high-quality supermarket anchor, to the neighborhood

Reducing traffic congestion at intersections by improving access to the site
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Improving bicycle connectivity within the District
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» Enhancing urban design by removing blighted facades and providing high-quality architecture,
streetscapes and open space

» Building on the proponent’s current sustainability efforts to achieve state-of-the-art sustainable buildings.
Adding housing and affordable housing units to create a 24/7 live-work district

Create active uses and streetscape along Fullerton Street

The Landmark Center was constructed in 1928 as a distribution center and warehouse for Sears, and was
renovated into a retail and office complex in the late 1990’s by the Abbey Group. As discussed in more detail
below, in 2010, prior to Samuels acquiring the Landmark Center, the Abbey Group proposed a 230-foot high
337,000-square foot office building to be built above the existing parking structure along the Fullerton Street
frontage. Shortly after Samuels acquired the Landmark Center, the existing anchor office tenant, Blue Cross
Blue Shield, announced its plan to move out of the Fenway in mid-2015, which will leave a large block of
vacancy. The Proponent intends to utilize this tenant turnover to create an opportunity to “reimagine” the
Landmark Center. The vacancy provides a unique moment in time to undertake a comprehensive
redevelopment and to address deficiencies in the existing building’s configuration and infrastructure than
would otherwise not be possible.

The Proponent’s proposal is dependent on removing and replacing the five-level roughly 380,000-square foot
parking structure rather than simply building above it. Replacing the above-grade parking with new below-
grade parking is very costly, but results in several important benefits. Currently, the structure serves as a
major physical barrier to pedestrian flow between commercial districts in the Fenway neighborhood and the
MBTA stop. It is a large unattractive mass that significantly detracts from the streetscapes in the Fenway
neighborhood; removing it will allow the Proponent to create a new 25,800-square foot public plaza, enhance
pedestrian connectivity in the District, improve access to the MBTA station, activate underutilized portions of
the building's street frontage, and provide a covered loading dock for truck deliveries.

In addition to creating a public plaza fronting on Brookline Avenue and along the Fullerton Street, the Project will
facilitate a reduction of surface parking and paved areas along the Park Drive frontage with landscaped public
open space and new outdoor restaurant seating spilling out the front of the building. This open space is designed
to complement the creation of new public open space and a daylighted Muddy River in the Sears Rotary currently
under construction by the U.S. Army Corps of Engineers (ACOE). The Project also includes construction of a
portion of the City’s planned public bicycle and walking path along the MBTA's right-of-way that will connect
the Riverway Park bike path to the Fenway and Kenmore Square (the “Multi-Use Path”).!

Redevelopment of the Project Site will bring new ground and second floor retail uses, including a major
supermarket anticipated to be a Wegmans. The interior of the Landmark Center will be renovated and
reconfigured to provide weather protected travel from the Fenway MBTA station to the commercial district of the
Fenway neighborhood, through a destination food market anchored on the Fullerton side of the building by the
new Wegmans supermarket. Above the retail, new residential buildings will be constructed. The Project also

v

1 To be constructed at the time the City has obtained all necessary approvals.
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includes reconfiguration of a portion of existing office and cinema space, mechanical space, residential amenity
space and other accessory uses and facilities.

The Project provides compelling regional economic development benefits. By showcasing the Project’s historic
interior, providing active public open spaces, and creating a best-in-class food market at the base of the building,
the Project will transform the office component from back-office space into a compelling working environment for
knowledge workers in high-tech, medical and academic fields. With its location in a mixed-use neighborhood
stocked with knowledge workforce talent, the reimagined Landmark Center will become a hub of economic
activity, capable of drawing new employers from out-of-state. By creating this environment, the Project will create
and/ or retain over 2,400 office jobs and will create over 600 new transit-accessible retail jobs (a number of which
will be at Wegmans —a consistently top ranked employer in the country) as well as approximately 1,690 temporary
construction jobs. The City and the region as a whole will benefit from job creation, new housing, and additional
city and state tax revenues generated by the Project.

Sustainability - Project Attributes and Proponent’s Prior
Experience

Sustainability is integrated throughout, as the Project aims to incorporate state-of-the art building technology,
achieve at least a 20 percent reduction in energy use and a 30 percent reduction in water consumption compared to
current code, revitalize an underutilized site in a dense urban infill location, promote the use of alternative modes
of transportation, encourage pedestrian activity and improve water quality. Due to the location of the Project Site
in a dense established urban neighborhood with access to public transportation and available services in close
proximity, many of the residents and their guests, as well as retail employees and customers, will use alternative
means of transportation to and from the Project. Additionally, in accordance with Article 37 - Green Buildings of
the Boston Zoning Code, the Proponent intends to incorporate state-of-the-art sustainable features into the design
of the Project, and to achieve certification under the U.S. Green Building Council (USGBC) Leadership in
Environmental and Energy Design (LEED®) Green Building Rating System.

The Proponent is driven by a company mandate to unify the entire portfolio under a ‘green umbrella.” The
Proponent believes that improving the sustainability of each real estate project improves both the environment in
which the buildings operate and the economic value of the assets. The Proponent’s current sustainability
initiatives, include:

» Obtaining LEED for Existing Buildings, Operations, and Maintenance (EBOM) and ENERGY STAR
certifications for the existing Landmark Center building

Obtaining LEED certification for The Van Ness building, which is currently tracking a Gold rating
Retrofitting Trilogy and 1330 Boylston Street for energy conservation

Building large-scale landscaped green roofs at The Van Ness and Trilogy buildings

Providing extensive stormwater infiltration infrastructure at 1330 Boylston Street and The Van Ness

Retrofitting 1330 Boylston Street to add green roofs

vV ¥V V¥V VY Y VY

Sponsoring a Hubway bike share station at Landmark Center
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Project Context and Exiting Site Conditions

Project Context

The Project Site is defined by its prominent Park Drive location as well as its proximity to the MBTA Green
Line, the Audubon Circle neighborhood to the north, various institutions, such as Wheelock and Emmanuel
Colleges and the Longwood Medical Area (LMA) and portions of the Emerald Necklace currently being
restored by the ACOE. The Project Site is also defined by the rich, long established residential neighborhoods
south of Boylston Street and north of the Project Site in the Audubon Circle area. Brookline Avenue is defined
by the historical automotive industry buildings of the 1920’s and is anchored at one end by the retail and
office development at the Landmark Center and to the east by Fenway Park. These surrounding land uses
and outstanding neighborhood services and public amenities have greatly contributed to the success of the
recent Fenway district developments by Samuels & Associates at Trilogy and 1330 Boylston Street, and the
future The Van Ness project and The Point projects. The Project and its rejuvenation of the Landmark Center
retail district, improved parking, expansion and re-design of the pedestrian experience and the addition of
new housing will continue this revitalization trend.

Opposite the Project Site across Park Drive are the surrounding public open spaces, specifically the Emerald
Necklace. This long, linear district is comprised of the Back Bay Fens, the Muddy River, Olmsted (Leveret)
Park, Jamaica Pond and the Arborway.

Existing Site Conditions

Figure 1.3 shows the existing conditions site plan and Figure 1.4 shows photographs of the existing site
conditions. The Project Site is bounded by the MBTA’s Green Line and a surface parking area currently
owned by the State of Massachusetts to the north, Fullerton Street to the east, Brookline Avenue to the south,
and Park Drive to the west (Figure 1.2). The approximately 383,079-square foot (8.6-acre) parcel includes
approximately 952,000 square feet of office and retail space, a parking garage and surface parking spaces as
well as loading/service areas. The existing Landmark Center building is a commercial center situated in a
limestone and brick art deco building built in 1928 for Sears, Roebuck and Company. It features a 200-foot-tall
(61 m) tower and, as Sears Roebuck and Company Mail Order Store, it is listed on the National Register of
Historic Places (refer to Chapter 7, Historic Resources for additional information).

Built in 1928, and designed by Chicago architect George C. Nimmons, this is a rare example of a commercial
Art Deco building in Boston. Its notable tower adds the vertical emphasis that often marks the Art Moderne
style. For nearly 60 years it served as a warehouse and distribution center for Sears, Roebuck and Company
and offered local bargain-hunters an opportunity to obtain merchandise at below-catalog prices. Circa 1966 a
four-story concrete warehouse addition by The Ballinger Company was designed for a future expansion of
five more levels. The expansion was later converted to a parking garage. In part because the above-ground
parking garage was generally an obstacle to the integration of the Project Site with the neighborhood and not
viewed as the best and highest use for the existing building or Project Site from a planning and community

1-5 Executive Summary



@ Vanasse Hangen Brustlin, Inc.

Landmark Center Redevelopment, Boston

perspective, various developers investigated new uses for the property. Demolishing the building was also
considered several times.

Derelict for a time before being reopened in the fall of 2000 by The Abbey Group, the Landmark building was
restored, redeveloped, and extensively modified to include the addition of two seven-story interior spaces
that deliver natural light to interior offices. The interior of the building was modified and exterior space was
added to house retail stores, including Best Buy, REI and Staples, a 13-screen movie theater and a day care
center (a total of approximately 276,000 square feet). The existing Landmark Center also has approximately
675,000 square feet of office space. As described above, the anchor tenant, Blue Cross and Blue Shield of
Massachusetts historically has occupied the majority of the existing building space while most of the
additional offices are occupied by Harvard Medical School, the Harvard School of Public Health, and Boston
Children’s Hospital.

The Project Site is currently well served by infrastructure, some of which was recently upgraded, and is in
close proximity to public transit (MBTA Green Line, the Framingham/Worcester Commuter Rail Line, and
multiple bus routes).

Project Background & Comparison to Prior
Owner’s Previously Reviewed Expansion
Proposal

Landmark Center was the subject of an Article 80 review by the Authority in 1997. This review was
commenced with the filing of a PNF by The Abbey Group for the Landmark Center Project on August 18,
1996 and the subsequent issuance by the BRA of a Scoping Determination on September 30, 1996, which set
forth the requirements for the preparation of a Draft Project Impact Report (“DPIR”). The DPIR for the project
was submitted to the BRA on December 9, 1996 and was subject to a public comment period. On February 5,
1997, the BRA issued a Preliminary Adequacy Determination waiving further review. Subsequently, on
January 24, 2000, The Abbey Group filed a Notice of Project Change (“2000 NPC”) with the BRA to add a fifth
level of parking for approximately 150 vehicles above the existing warehouse structure; however, this
additional parking level was never constructed.

In May 2010, The Abbey Group filed a second NPC with the BRA to amend the previously proposed project
change presented in the 2000 NPC for the “Landmark Center North” project, which proposed a 230-foot
commercial building totaling approximately 308,000 square feet (“2010 NPC”). This project underwent public
and city agency review. The proposed addition consisted of commercial space on eight floors with flexibility
for office, laboratory, medical, clinical and research uses. This expansion was proposed to be constructed on
top of the rear portion of the existing Landmark Center, which is currently used as a four-story parking
garage.

After purchasing the building, the Proponent decided to pursue a more comprehensive redevelopment that
will resolve the existing building’s shortcomings. The Project as currently proposed better addresses the
current planning objectives of the community with the addition of new housing units and retail uses,
including a first-class supermarket as well as removal of the above-ground garage to allow for improved
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connectivity through and around the Project Site without increasing the primary impacts of the previously
proposed Landmark Center North project. Key potential impacts, such as traffic and shadows are generally
less significant or consistent with the previously reviewed plan by The Abbey Group.

______________________________________________________________|
Project Description

The Proponent proposes the redevelopment of the existing Landmark Center with a mix of uses, including
expanded office and retail space, a new grocery store currently intended to be a Wegmans and construction of
up to 550 residential units. Refer to Figure 1.5 for the proposed site plan. Table 1-1 summarizes the proposed
development program.

Table 1-1
Proposed Development Program
Use Existing! Net New Total?
Residential -0- Up to 550 units Up to 550 Units
Retail3 276,000 gsf 110,000 gsf Up to 400,000 gsf
Grocery -0- 75,000 gsf Up to 75,000 gsf
Office 675,00 gsf 15,000 gsf Up to 705,000 gsf
GSF  Gross Square Feet
1 Areas represent total allowable gross square footage.
2 As determined on a site-wide basis (exiting project and proposed project).
3 Includes Cinema, Daycare, and Fitness uses.

The parking today serves on-site tenants, retail customers, and off-site parkers and is permitted for up to
1,790 vehicles but functions with approximately 1,500 spaces with additional demand accommodated on a
valet-assist basis. The Proponent is proposing to provide up to 1,500 striped structured parking spaces with
additional capacity with managed valet operations. The Project reduces the approximately 380,000 square
foot above-grade parking structure and facilitates the elimination of surface parking under the future full-
build condition. The planned parking capacity is adequate for the Project because daytime office/retail
parking spaces will be left vacant overnight, meeting the parking needs of the new residents. Parking for Red
Sox games and other area users will be maintained.

The urban design concept for the Project is to create a new vibrant streetscape along Park Drive, Brookline Avenue
and Fullerton Street. The Project will provide a base of retail, which will activate and enliven all three street edges
of the Project Site by moving the service and loading access to where Fullerton Street meets Miner Street. The
current service and loading area includes an open-air 12-bay truck dock along Fullerton Street (Figure 1.4b). The
Project will provide up to 10 bays in an enclosed loading and service area, thereby, mitigating noise impacts on the
neighborhood. Residential and office uses are proposed above this retail base. All vehicular parking to the
development is to be located below-grade and will be accessed via ramps from new service roads for Park Drive
and Fullerton Street. The new buildings will create street walls and broad sidewalk that will accommodate an
activated pedestrian realm and streetscape. A new public plaza is proposed at the corner of Brookline Avenue
and Fullerton Street. Additionally, the existing open space along Park Drive will be improved to maintain the
character and dignity of the historic building while activating the urban streetscape and creating an oasis-like
area along the Emerald Necklace. This streetscape is to be enhanced by district-wide treatments, signage,
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street furniture, lighting and landscaping. Generous sidewalk dimensions are proposed throughout the
Project. The Park Drive open space will connect via crosswalks to the restored Muddy River portion of the
Emerald Necklace and will be landscaped to complement the Park. Figure 1.6 shows an artist’s rendering of
the Project. Refer to Chapter 3, Urban Design of this PNF for additional details on the building design concept,
including the floor plans and elevation plans.

A number of public realm and site access improvements are proposed as part of the Project. The existing on-
site surface parking, which currently impedes a continuous sidewalk through the Project Site, will be replaced
with landscaped public open space and new outdoor restaurant seating. Sidewalks adjacent to the Project Site
will be reconstructed. Improvements will include street trees, new curbing and sidewalks, and street lighting
to enhance the pedestrian environment and insure public safety. The Project will expand upon the growing
developments in the Fenway area and positive growth along Brookline Avenue, and focuses on creating
permeability and new connections between the Fenway MBTA stop and Brookline Avenue. Also, the
Proponent proposes to construct a portion of the City’s planned Multi-Use Path adjacent to the Project Site.
Connections to this path are proposed on Fullerton Street with street widening and on-street bicycle lanes.
Refer to Chapter 4, Transportation and Parking for additional information.

Residents, customers, and employees will be able to take advantage of the various public transit connections
easily accessible from the Project Site, including the MBTA Green Line and numerous bus routes. In
accordance with BTD guidelines, bicycle racks will be installed within the building for residents and tenants.
Additional short-term bicycle storage will also be provided at street level. The Proponent will continue to
host the Hubway bike share station along Brookline Avenue.

The Project Site is very well served by utility infrastructure. The existing city and utility infrastructure
systems are expected to be adequately sized to accept the demand associated with the development and
operation of the Project. Connections to major utilities are available along the site frontage.

The Proponent is deeply committed to building a livable, sustainable community in the Fenway. The
Proponent intends to build on its current sustainability initiatives, which include obtaining Gold level
certification under LEED for Core & Shell (CS) for The Van Ness project by incorporating state-of-the-art
sustainable features into the design of new as well as existing building space. The project design team will use
the USGBC’s LEED Rating Systems as a model for incorporating sustainable design strategies into the Project.
As project design progresses, the Proponent will continue to evaluate and consider additional sustainable and
energy efficient measures. As part of a comprehensive sustainability plan for the Project, LEED-EBOM
certification is currently being pursued for the existing Landmark Center building. Additionally, in June 2013,
the existing Landmark Center received EPA ENERGY STAR certification for exemplary building energy
performance with a score of 87, which is considered to be high-performing (a score of 75 or more). For all new
construction, the Proponent aspires to achieve a minimum LEED Silver rating. Refer to Chapter 5,
Environmental Protection for further details on the comprehensive sustainable design approach for the Project.

Project-related benefits, which are summarized in detail below, include job creation, urban design
improvements, neighborhood revitalization, housing opportunities, expanded retail options, and additional
tax revenues. By replacing the garage structure underground, the Project better utilizes the Project Site’s
prime location, expanding the retail vitality of the neighborhood and substantially improving the pedestrian

1-8 Executive Summary



@ Vanasse Hangen Brustlin, Inc.

Landmark Center Redevelopment, Boston

environment as well as the urban design and architectural character of the area. Also, the Project will further
the goals of the Fenway area planning initiatives.

Project Phasing and Schedule

The duration of construction for the Project is expected to last approximately 24 months from start of
demolition through completion of the base level podium. Completion of interior fit out work and completion
of the residential buildings above the podium and cinema reconfiguration work will extend for roughly 12
additional months. The below-grade and retail components of the Project are anticipated to be built in one
stage. The residential buildings above the retail base are anticipated to be built concurrent with the retail
podium, but one or more of these buildings may be built in later stages depending on market conditions.
Reconfiguration work within the interior of the occupied building will be implemented in a number of stages
to avoid tenant disruption and the team aspires to complete this work in parallel with the new construction
work. Samuels is working to restructure existing lease obligations to allow for conversion of the existing
surface parking into open space over time. This work will occur as soon as possible, but could trail
completion of the Project.

Summary of Project Benefits

The Project will create numerous positive public benefits. It will dramatically improve connectivity throughout the
district, create significant amounts of publicly accessible open space, replace blighted facades with quality
architecture, provide a compelling food market and supermarket, increase commercial activity by revitalizing a
large block of office space, activate ground-floor retail space around the building, provide new pedestrian and
bicycle pathways, enhance streetscapes and public plazas, and improved roadway networks. The City and the
region as a whole will benefit from job creation, new housing units, and additional city and state tax revenues.
Specific public benefits include:

Neighborhood Design Benefits

» Replace an almost 380,000-square foot above-ground parking structure with new diverse and active
ground-floor uses, including unique retail and residential lobbies reinforcing the Fenway’s position as
one of Boston’s desirable neighborhoods.

» Create penetrability of the existing Landmark building, providing enhanced pedestrian connectivity
between the MBTA station and the district.

» Increase open space by 97 percent site-wide to a total of 2.2 acres, including;:

» Increase publically accessible open space by almost a half of an acre for a total of approximately
1.3 acres of publicly accessible open space along Park Drive, maintaining the character and dignity of
the historic building and activating streetscapes with retail and open space that complements the
current public initiative to restore the Emerald Necklace in the Sears Rotary.

» Create approximately one acre of public open space along Brookline Avenue and Fullerton Street,
areas currently occupied by inactive and unattractive facades.
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Preserve the landmark status of the existing historic building through design that considers its original
character, while adding distinctive features that accommodate the increased activity in the lower floors.

Improve streetscapes on all sides of the project with generous sidewalks, streetscape improvements, new
lighting, street trees, vibrant retail and quality architecture.

Transportation Benefits

>
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>

Improve pedestrian access, comfort, and safety along well-traveled paths between the MBTA Fenway
Station and the neighborhood.

Widen Kilmarnock Street to alleviate congestion on the northbound approach to Brookline Avenue.
Widen Fullerton Street to improve vehicle turning movements at the intersection of Brookline Avenue.
Eliminate surface parking while maintaining an adequate on-site parking supply.

Increase corner radii at the intersection of Brookline Avenue/Kilmarnock Street/Fullerton Street.
Consolidate site driveways on Park Drive.

Re-stripe Fullerton Street to provide on-street bicycle accommodations that will connect the Multi-Use
Path with Brookline Avenue.

Provide sufficient protected bicycle storage for tenants and at-grade public bike racks for customers and
visitors.
Construct a portion of the City’s planned Multi-Use Path adjacent to the Project Site, when approved.

Implement a Transportation Demand Management (TDM) plan to discourage single-occupancy vehicle
trips.

Continued sponsorship of a Hubway Station at Landmark Center.

Environmental Benefits

>

Incorporate state-of-the-art sustainable design elements in the Project to meet the requirements of Article
37 of the Boston Zoning Code relative to the City’s Green Building policies and procedures.

Use the USGBC’s LEED rating systems as a model for sustainable design strategies aspiring to achieve a
minimum LEED Silver rating for new construction.

Obtain LEED-EBOM certification demonstrating the Proponent’s goal of maintaining and operating the
existing Landmark Center as an energy efficient building as well as implementing best “green” practices.

Reduce the energy consumption of the new construction by 20% compared to current State building code
through incorporation of energy conservation measures

Reduce the water consumption of the new construction by roughly 30% through careful plant selection
and high-efficiency irrigation system to reduce water use for irrigation and installing low-flow plumbing
fixtures to reduce the overall domestic water use.

Improve water quality, reduce runoff volume and control peak rates of runoff by incorporating new
stormwater management and treatment systems.

Maintain and improve groundwater levels through increased stormwater infiltration.
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Incorporate compensatory flood storage achieved through re-grading of the adjacent areas around the
building and/ or the construction of structural storage areas to maintain the capability of the Project Site
to store runoff during extreme storm events.

Reduce heat island effects by locating all of the proposed parking under cover in structured parking
garages and by installing highly reflective roof for new non-vegetated roof area.

Encourage alternative transportation and reduce Greenhouse Gas (GHG) emissions by providing
appropriate bicycle storage facilities and designated parking for low-emitting and fuel-efficient vehicles.

Provide an enclosed off-street loading dock area at the rear of the Project Site to mitigate noise impacts of
the current open-air truck loading area.

Mitigate for temporary construction-related impacts through the implementation of a Construction
Management Plan.

Infrastructure Benefits

>

The Project will not result in the introduction of any increased peak flows, pollutants, or sediments that
would potentially impact the receiving waters of the local BWSC stormwater drainage system.

The Project will improve the quality and quantity of site stormwater runoff compared to existing
conditions, including consideration for groundwater recharge in accordance with the Groundwater
Conservation Overlay District (GCOD).

Design and construct the proposed stormwater management system to comply with the 2008 DEP
Stormwater Management Policy and Standards.

The installation of proposed utilities within the public way will be in accordance with BWSC, Boston
Public Works Department, the Dig-Safe Program, and governing utility company requirements.

Economic and Community Benefits

>

Enhance the economy within the Fenway by providing new job opportunities and a source of customers
for local retail and service establishments.

Create approximately 1,690 construction jobs in all trades.

Create approximately 600 new transit-accessible employment opportunities (permanent part-time and
full-time jobs).

The new development will reposition the existing Landmark Center office space as a top-tier employment
center for medical, technology, and research tenants, promoting additional economic development and
creating and retaining up to 2,400 high quality office jobs.

Provide up to 550 new housing units in close proximity to downtown Boston, a portion of which will be
set aside as affordable rental housing. Further, the Proponent will submit a Boston Residents
Construction Plan, in accordance with the Boston Jobs Policy. To effectuate the Proponent’s affordable
housing commitment, the Proponent will finalize an affordable housing agreement with the BRA during
the Article 80 review period for an affordable housing contribution.
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Consistency with Public Planning

This section describes how the Project is consistent with applicable local planning initiatives and municipal
and state land use plans and policies.

Fenway/Kenmore Neighborhood Planning Initiatives

As part of a 2006 legislatively enacted economic stimulus package, $36 million was set aside by the State for
the construction, development, modernization, rehabilitation, upgrade and improvement of transportation
related infrastructure in the City of Boston focused on the Fenway Neighborhood and the Longwood Medical
and Academic Area (LMA). These improvements were targeted to support job growth and economic
advancement. Cited among the engines of this advancement was the investment in commercial and
residential facilities. The Project responds to the goals of the legislation in that its related transportation
improvements dovetail with on-going City planning for improvements to Boylston Street and Brookline
Avenue, including the water quality, drainage, and traffic improvements being performed by the Army
Corps of Engineers as part of the Muddy River Restoration Project.

The transportation-related improvements being advanced by the City as part of the Fenway - Longwood -
Kenmore Transportation & Pedestrian Safety Action Plan (the “ Action Plan”) include reconstructing Boylston
Street to significantly improve the pedestrian and bicycle commuter environment through the provision of
wider sidewalks with street trees, curb extensions at intersections, and the addition of bicycle lanes, while
maintaining traffic capacity.2 The Project, as currently envisioned, will incorporate the planned sidewalk
improvements along its Brookline Avenue frontage as well as include an enhanced pedestrian cross-
connection. The plaza proposed at the corner of Brookline Avenue and Fullerton Street and the open space
along Park Drive will maintain the character and dignity of the historic building while activating the urban
streetscape and creating an oasis-like area along the Emerald Necklace. This streetscape is to be enhanced by
district-wide treatments, including signage, street furniture, lighting and landscaping. Generous sidewalk
dimensions are proposed throughout the Project. The Park Drive open space will connect via crosswalks to
the restored Muddy River portion of the Emerald Necklace and will be landscaped to complement the Park.

As part of the Massachusetts Works program, the Commonwealth and the MBTA is nearing completion of
the $13.5 million Yawkey Commuter Rail Station reconstruction project, which will be integrated into the
future Fenway Center development. The new rail station will improve connectivity between Beacon Street,
Brookline Avenue, and the future Mixed-Use Path (proposed as part of the Action Plan). The Project proposes
to activate Brookline Avenue through the introduction of new ground-floor retail uses, and enhanced open
space and pedestrian connectivity. This retail space will provide the services that generate pedestrian activity
and will expand the economic footprint of the neighborhood by extending the existing pedestrian activity
from Fenway Park further west down Brookline Avenue. Additionally, the Project aims to activate Fullerton
Street, which is not inviting to pedestrians as it currently includes garage access and open-air “back of the

v

2 Boston Transportation Department, Fenway - Longwood - Kenmore Transportation & Pedestrian Safety Action Plan,
Spring 2009.
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house” uses of the existing Landmark Center. In this way, the Project supports all of the area infrastructure
enhancements being implemented by various entities.

As previously mentioned, the City’s planned Multi-Use Path will run parallel to the MBTA tracks adjacent to
the Project Site and will connect the Riverway Park bike path to the Fenway and Kenmore Square. The Project
includes construction of the segment of the path that runs adjacent to the Project Site on the north side
adjacent to the MBTA’s D Line connecting the Fenway Commuter Rail Station with the Emerald Necklace at
the time the City has obtained all necessary approvals. The rear wall of the building will be thoughtfully
designed in order to complement the newly constructed Multi-Use Path. Additionally, Fullerton Street will be
re-striped to provide on-street bicycle accommodations that will connect the Multi-Use Path with Brookline
Avenue, subject to necessary approvals, and the Proponent will continue to host the Hubway bike share
station along Brookline Avenue.

Open Space Plan 2008-2014

The Boston Parks & Recreation Department Design & Construction Unit prepared the Open Space Plan 2008-
2014, which assesses existing parks and recreational facilities and identifies goals and objectives for
maintaining and improving these facilities, including a five-year implementation plan.3

The existing Project Site is in close proximity to the Back Bay Fens —a public park that is part of the larger,
more extensive Emerald Necklace park system. The Back Bay Fens includes a Community Garden and offers
both passive and active recreational options, including the World War I, Vietnam and Korean War
Memorials, the Kelleher Rose Garden, and the Mother's Rest playground, as well as basketball courts,
baseball fields, a running tack, and walking/biking paths. Additionally, on-leash dogs are allowed in the
park. The Project Site is approximately a ¥2-mile from DCR's Charles River Reservation —a linear park
stretching from the Boston Harbor up the river for 20 miles and accessible by most city neighborhoods. Due
to the extensive amount of public open space in close proximity to Project, the introduction of new residents
to the area is not expected to have a significant impact on any city-owned recreational facilities. The Project
will nearly double the on-site open space and transform it into more usable and attractive spaces.

Climate Action Plan

On Earth Day, April 22, 2011, Mayor Thomas M. Menino released A Climate of Progress - the City’s updated
Climate Action Plan.# This Plan includes a set of wide-ranging recommendations aimed at significantly
reducing greenhouse gas (GHG) emissions and preparing for the risks of climate change in Boston. The five
overarching recommendations of the Climate Action Leadership Committee are:

1. Reduce Boston’s GHG emissions 25 percent by 2020;

[68]

City of Boston Parks & Recreation Department Design & Construction Unit, Open Space Plan 2008-2014, January
2008. Website: http://www.cityofboston.gov/parks/openspace0814.asp

4  City of Boston, A Climate of Progress: City of Boston Climate Action Plan Update, April 2011. Website:
http://www.cityofboston.gov/images Documents/A%20Climate%200f%20Progress%20-
%20CAP%20Update%202011 tcm3-25020.pdf
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2. Immediately start incorporating projected effects of climate change — particularly sea level rise, heat
waves, and more intense storms — in all planning and review for municipal and private projects;

3. Develop a comprehensive public engagement effort, including a public commission and strong
partnerships with community organizations;

4. Use climate action opportunities to advance Boston’s green economy and jobs goals; and
5. Ensure that climate action has clear public and private leadership and sufficient public and private
resources.

Achieving these goals of reducing the effects of climate change, cultivating a city of green buildings, and
advancing sustainability in multiple realms is intended to drive economic development and innovation.

In 2010, the City of Boston was designated a Green Community under the Green Communities Designation
and Grant Program, an initiative of the Department of Energy Resources (DOER). In order to be designated a
Green Community and, therefore, be eligible for grant money available annually, communities are required
to meet five qualification criteria, such as adoption and implementation of the Stretch Energy Code.> The goal
of the grant program is for a municipality to use grant money to assist residents, businesses, and municipal
departments/facilities to reduce energy use or install renewable energy systems.

The Project includes new below-grade structured parking space, new retail space, including a grocery anchor
store, and new residential rental units. These buildings will be served by a combination of three mechanical
systems each serving a portion of the Project. All new construction will meet the requirements of the Stretch
Energy Code by reducing the use of energy in the building by a minimum of 20 percent above and beyond
the requirements of ASHRAE 90.1-2007, Appendix G.

The proposed energy conservation measures will be a critical point of focus by the design team as design
progresses. Computer energy modeling techniques will be used to evaluate the estimated energy demands
and potential efficiencies of the new building spaces from the beginning of the design process, through final
construction documentation. These energy modeling results will be used in an iterative fashion to influence
the design of the building facade and roof, HVAC systems and lighting. Each project component is
anticipated to contribute to the overall compliance with the Stretch Energy Code in distinct and specific ways,
as described below. Additionally, while not covered under the Stretch Energy Code, as part of a
comprehensive sustainability plan for the Project, LEED-EBOM certification is currently being pursued for
the existing Landmark Center building, which includes extensive energy efficiency upgrades and monitoring
for the existing Landmark Center building. And, in June 2013, Landmark Center received EPA ENERGY
STAR certification for demonstration of exemplary building energy performance. Such improvements, in
addition to energy conservation measures to be designed into the new construction, provide reduced GHG
emissions and, therefore, climate change benefits. Refer to Chapter 5, Environmental Protection for further
details on Project benefits related to sustainable design and energy conservation.

3,1

Effective January 1, 2011, the City of Boston adopted the Stretch Energy Code (8th Edition Building Code, Appendix
115.AA); there is a concurrency period through June 30, 2011. Its adoption brings to Boston a standard that will
require new commercial buildings over 5,000 square feet in size, including multi-family residential buildings over three
stories, to operate at an energy efficiency level 20% better than that required under the base energy code criterion,
ASHRAE 90.1-2007.
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Commonwealth of Massachusetts

Executive Order 385 — Planning for Growth

Generally, Executive Order 385 (EO 385) aims “...to actively promote sustainable economic development
practices by advocating for state activities that are supported by adequate infrastructure and that are
designed in such a way so that they do not adversely impact the natural environment.” The Project is
consistent with EO 385 because it aims to redevelop a previously developed urban site that has existing and
adequate infrastructure, including public transit. Therefore, the Project reduces or avoids altogether
environmental impacts, such as traffic, new impervious surface, and new land alteration. The Project will
improve water quality through proposed modifications/upgrades to the stormwater management system.

The Project aims to create a mix of economic and social activities, all of which will support the local and state
economy. The Project provides new employment opportunities, including the creation of approximately 1,690
construction jobs in all trades and approximately 600 new transit-accessible employment opportunities
(permanent part-time and full-time jobs). As previously described, the revitalized office component of the
project will create and retain more than 2,400 jobs. In addition, the Project will create up to 550 new diverse
housing units, a portion of which will be designated as affordable. Furthermore, as outlined in this report, the
Proponent will minimize any unavoidable environmental impacts through the implementation of appropriate
mitigation measures, to the extent feasible.

Commonwealth’s Sustainable Development Principles

The Project is consistent with the Office of Commonwealth Development’s Sustainable Development
Principles.® The following lists the smart growth principles with which the Project is consistent.

» Concentrate Development and Mix Uses. The Project fulfills this principle as it consists of the
redevelopment of an urban site with existing/adequate infrastructure and it promotes a vibrant mixed-
use development.

» Advance Equity. The Project was developed in coordination with the neighborhood and the BRA so that
its uses aim to support and remain consistent with the community planning goals. The Project will create
a broad range of economic opportunities for workers and residents of a broad socioeconomic range.

» Make Efficient Decisions. A key goal of the Project is to utilize the existing site to the extent practicable
in order to limit site work. The Project also introduces new pedestrian-friendly and transit-accessible
employment and housing opportunities, thereby reducing local traffic.

» Protect Land and Ecosystems. The Project addresses the principle of protecting land and ecosystems by
redeveloping a previously developed urban area instead of developing a ‘greenfield” site outside the City.

v
6

Commonwealth of Massachusetts Sustainable Development Principles (website link:
http://www.mass.gov/Agov3/docs/smart growth/patrick-principles.pdf)
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» Use Natural Resources Wisely. The Project promotes sustainable planning principles through its use of
innovative design elements, such as energy and water efficient building systems and operations, reduced
construction and operational waste, and environmentally-preferable materials.

> Expand Housing Opportunities. The Project will expand housing opportunities within the City of
Boston, including affordable housing units.

» Provide Transportation Choice. The Project promotes transit-oriented development, as the site is
accessible by commuter train, bicycle, rapid transit, and local buses. In addition, transportation choices
will be expanded for residents and visitors through improved pedestrian access and circulation and
bicycle storage facilities for both customers and residents.

> Increase Job and Business Opportunities. The Project provides new employment opportunities
(approximately 1,690 construction jobs in all trades and approximately 600 new transit-accessible
permanent retail part-time and full-time jobs and over 2,400 new and retained office jobs). Additionally,
the redevelopment will reposition Landmark Center as a top top-tier employment center that can
accommodate a tenant base of knowledge workers in the medical and technology fields, promoting
additional economic development.

> Promote Clean Energy. The Project will be at minimum 20 percent energy efficient in order to meet both
the Stretch Energy Code and the City of Boston Zoning Ordinance Article 37 - Green Buildings LEED
requirement. Energy efficient building design and systems when compared to conventional building
design will result in reduced GHG emissions.

______________________________________________________________|
Summary of Community Outreach

The Proponent has a long history of working with the Fenway Neighborhood through development of 1330
Boylston Street, Trilogy, The Van Ness and The Point projects as well as through participation in the planning
process leading to the new Article 66 of the Boston Zoning Code for the Fenway Neighborhood District.
Chapter 2, General Information and Regulatory Context highlights some of the collaborative efforts to date
involving community groups and other interested parties relating specifically to the proposed project. The
Proponent will continue to work with the neighborhood, including the Fenway Civic Association, the
Fenway Community Development Corporation, the Audubon Circle Neighborhood Association, and other
neighborhood representatives through the review and evaluation of this proposal.

|
Summary of Project Impacts

The Project has been thoughtfully designed to complement and connect to the surrounding neighborhood
while balancing the historic nature and setting of the existing site. As presented in detail in subsequent
chapters, this PNF compares the future no-build and build conditions in order to identify the potential for the
Project to impact the environment and/or community. This section summarizes the potential impacts of
urban design, transportation, wind, shadow, daylight, solar glare, air quality, noise, solid and hazardous
waste, geotechnical/ groundwater, water quality, construction, sustainable design, historic resources and
infrastructure in connection with the Project and proposed mitigation.
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Urban Design

Key findings related to urban design include:

» Replace an almost 380,000-square foot above-ground parking structure with new diverse and active
ground-floor uses, including unique retail and residential lobbies reinforcing the Fenway’s position as
one of Boston’s desirable neighborhoods.

» Create penetrability of the existing Landmark building by providing enhanced pedestrian connectivity
and improved pedestrian experiences between the MBTA station and the district.

» Further the neighborhood vision for a diverse urban village by providing new area housing and unique
retail opportunities, such as a destination food market and revitalized office component that will add
vitality to the mixed-use district.

» Preserve the landmark status of the existing historic building through design that considers its original
character, while adding distinctive features that accommodate the increased activity in the lower floors.

» Create approximately 2.2 acres of publicly accessible open space on-site, including;:

» Increase publically accessible open space by almost 0.5 acres for a total of approximately 1.3 acres
along Park Drive currently occupied by surface parking lots.

» Create approximately one acre of public open space along Brookline Avenue and Fullerton Street,
areas currently occupied by inactive and unattractive service facades.

» These landscaped areas will respect the character and dignity of the historic building, activate
streetscapes with retail and active open space, and complement the current restoration of the Emerald
Necklace in the Sears Rotary.

Transportation

The proposed mixed-use development program aims to build upon the neighborhood’s goal to provide a
live-work environment that will reduce auto-dependency. The Project will expand upon shifting
transportation preferences and is consistent with the Fenway-Longwood-Kenmore Transportation and
Pedestrian Safety Action Plan, which seeks to balance vehicular traffic with the pedestrian and cyclist
demands in the Fenway neighborhood. Additionally, independent of the Project, there are number of
planned transportation improvements in the Fenway neighborhood which will improve transit, pedestrian,
bicycle, and traffic operations in in the near future.

The Project’s retail component is expected to generate traffic demands and patterns that are different from the
commuting patterns into Downtown Boston and the adjacent Longwood Medical and Academic Area (LMA).
The Project’s varying traffic patterns of residents, office, and retail, combined with the reduction of off-site
parkers from the Project Site, results in manageable net-new traffic demands during the weekday peak hours.
The Project-generated vehicle trips are less than the previously reviewed Landmark North proposal on a
weekday. The majority of the Project’s impacts will occur during the peak hour on a Saturday as a result of
the additional residential, grocery, and retail space. However, on Saturday the baseline traffic volumes are
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much lower compared to weekday traffic volumes and the traffic model suggests there is capacity to handle
the additional Project traffic. As detailed in Chapter 4, Transportation and Parking, the Project includes a
variety of improved transportation operations and amenities, such as the elimination of on-site surface
parking, widening of Fullerton and Kilmarnock Streets, consolidation of site driveways as well as pedestrian
connection and circulation improvements and new on-site bicycle facilities.

The Project includes no increase in parking. There are currently 1,790 permitted spaces at Landmark Center.
The existing garage and surface parking include approximately 1,500 spaces with additional demand
accommodated on a valet-assist basis. A new garage will be constructed with up to 1,500 striped spaces and
with additional capacity with valet operations.

Pedestrian Wind

Pedestrian level winds conditions were evaluated as a part of this Expanded PNF in anticipation of the BRA
requiring a quantitative study as required by Section 80-B3 of the Boston Zoning Code. The objective of the
wind study was to assess the potential effect of the Project on local wind conditions in pedestrian areas
around the Project Site and provide recommendations for minimizing unacceptable effects, if any.

As expected, the Project will result in changes to the pedestrian wind environment on-site. The project design
utilizes taller site elements mixed with low-story connecting structures, which is an effective method for
minimizing wind impacts at the ground level. It allows the wind to be directed and transitioned from level to
level.

While the Project will result in changes to pedestrian wind patterns, the results of the wind tunnel analysis
demonstrate that, overall, it does not result in negative impacts under the Build Condition. In fact, some areas
of the Project Site and local street frontage were improved as a result of the Project where most locations
experience a reduction in annual wind speed. No locations on or around the Project Site are projected to have
unacceptable average wind speeds or wind gust conditions. The isolated areas identified as “uncomfortable”
wind conditions will be addressed by localized solutions, such as landscaping, awnings, or similar
architectural elements.

Shadow

To be expected when replacing a low-density, suburban-style development pattern with urban buildings of
varying heights, the Project will result in new shadows on roads and sidewalks during various times of the
year. The majority of new shadows are along the portions of the railroad right-of-way north of the Project Site
and across Fullerton Street to the Harvard Vanguard service drive and parking entrance. There is no new
shadow impact on the restored section of the Muddy River at the Sears Rotary or the Riverway section of the
Emerald Necklace Park west of the Project Site.

The presence of these new shadows is consistent with the urban environment and planning objectives of the
neighborhood, and when combined with the Proponent’s proposed enhancements to the public realm in the
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area, are not likely to discourage the use of sidewalks or public areas in the vicinity of the Project Site. The
shadow impacts are generally consistent with the previously reviewed plan by the Abbey Group.

Daylight

The Project will change the view of the skydome from the adjacent streets and sidewalks. From two
viewpoints, the skyplane obstruction remains the same or is increased only slightly (Park Drive and
Brookline Avenue, respectively). The skyplane obstruction is more significant along Fullerton Street, which is
to be expected when replacing a low-level parking garage with a high-rise residential building. The proposed
mixed-use nature of the Project will, by design, increase the foot traffic along the adjacent sidewalks and
through the Project Site substantially and improve the pedestrian enjoyment of the urban experience in this
area. Additionally, Fullerton Street will be transformed into a vibrant urban street by establishing street walls
with new buildings and providing for generous sidewalks that accommodate an activated pedestrian realm
and streetscape; thereby, mitigating for any impacts to daylight.

Solar Glare

The Project will not result in solar glare impacts on streets (visual impairment vehicle traffic), or on public
open spaces and pedestrian areas (discomfort due to reflective spot glare). The Project will not produce solar
heat buildup on nearby buildings from reflective sunlight from the proposed buildings. The proposed
building design specifications, such as facade design, glazing systems with specific solar and optical
characteristics as well as streetscape improvements (i.e., street trees) are considered to mitigate the reflected
glare from the viewers’ viewing directions.

Air Quality

The air quality evaluation demonstrates that the Project complies with city, state, and federal air quality
requirements. The microscale analysis evaluated impacts from Project-generated motor vehicle traffic at the
most congested intersections in the Study Area (shown in Figure 5.4). State and federal modeling procedures
were used to determine worst-case concentrations. The results demonstrate that all Existing, No-Build, and
Build CO, PM1o, and PM> 5 concentrations will be below the National Ambient Air Quality Standards
(NAAQS). The air quality study demonstrates that the Project conforms to the Clean Air Act Amendments
because:

» No new violation of the NAAQS will be created,
> No increase in the frequency or severity of any existing violations will occur, and

> No delay in attainment of any NAAQS will result.
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Water Quality and Flood Hazard

The Project Site is located within the Groundwater Conservation Overlay District (GCOD), as defined in
Article 32 of the Zoning Code. This zoning article sets forth requirements that promote the infiltration of
runoff from impervious site areas within the district. The proposed stormwater management system has been
designed to address District requirements.

The Project represents an opportunity to improve the quality and reduce the quantity of site stormwater
runoff compared to existing conditions through the implementation of improved stormwater management
practices in compliance with the 2008 DEP Stormwater Management Policy and Standards. The Project
includes stormwater infiltration, which promotes the introduction of stormwater runoff into the ground and
reduce the rate and quantity of stormwater discharged to the municipal drainage system and, ultimately, to
the Charles River. The infiltration system will have a positive impact on the surrounding groundwater table.

There are no wetlands in the immediate vicinity of the Project Site. The Project is located in a designated flood
hazard zone as indicated by a review of the most recent flood mapping available from the Federal Emergency
Management Agency (FEMA). The Project is anticipated to locate structures within this flood zone. The
design of the Project incorporates compensatory flood storage achieved through re-grading of the adjacent
areas around the building and/or the construction of structural storage areas to maintain the capability of the
Project Site to store runoff during extreme storm events.

Groundwater and Geotechnical

Groundwater levels are not expected to be impacted as part of the planned construction due to stormwater
infiltration proposed for the Project. Rather, groundwater levels in portions of the Project Site may increase
due to stormwater infiltration proposed for the Project, in accordance with the GCOD. Steel sheet piling and
permanent building foundation and cutoff walls will be designed to minimize impact to the groundwater
level at adjacent properties and buildings. These elements will be driven into, or constructed within, the
underlying silty clay, a relatively impervious material. Accordingly, only minimal seepage of groundwater
into the excavation is expected and no significant lowering of groundwater outside the perimeter controls is
expected. Should groundwater lowering be observed during excavation or construction, the groundwater
level will be restored to its pre-construction levels by groundwater recharging.

Solid and Hazardous Waste

Results of previous subsurface investigations identified the presence of certain contamination at
concentrations exceeding applicable MCP Reportable Concentrations and to which DEP assigned RTN 3-2949
and RTN 3-10842. Response actions were performed and MCP closure was brought to the two release sites.
As part of the Project, subsurface investigation programs will be implemented to assess soil and groundwater
quality at the Project Site, in addition to reviewing the available results of environmental reports performed
by others.
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Noise

The noise analysis determined that existing ambient sound levels in the surrounding area currently exceed
the City of Boston’s noise standards. The noise analysis calculated the maximum overall sound level that each
building may generate in order to ensure that the sound levels at the sensitive receptor locations (residential
areas) comply with the City of Boston’s noise standards. During the design phase, the Proponent will select
rooftop mechanical equipment (including any necessary mitigation measures) that would result in sound
levels that do not exceed the maximum overall sound levels determined in this noise evaluation. In addition,
the rooftop mechanical equipment will be strategically located on the roof of each proposed buildings to
minimize their contributions on nearby sensitive receptor locations. The service and loading activities will be
located on-site and within the proposed buildings, noise impacts to the sensitive receptor locations will be
negligible.

Construction
Key findings related to temporary construction activities include:
> Construction impacts are temporary in nature and are typically related to air (dust), noise, and runoff.

» During construction, measures will be implemented to minimize water quality impacts and avoid
impacts to abutters.

> The Proponent will work with the BTD to develop a site specific Construction Management Plan (CMP).

» Coordination with the Boston Police Department will be essential in providing safe travel routes for
pedestrians during peak construction periods.

Sustainable Building Design

The Proponent is deeply committed to building a livable, sustainable community in the Fenway. The
proposed mixed-use, transit-oriented development plan aims to revitalize an underutilized urban site by
using land efficiently, promoting the use of alternative modes of transportation, encouraging pedestrian
activity, and improving air and water quality. The Proponent intends to build on its current sustainability
initiatives, which include obtaining LEED-CS certification for The Van Ness and LEED-EBOM certification of
the existing Landmark Center building by incorporating state-of-the-art sustainable features into the design
of the individual buildings. The Project will meet the requirements of Article 37 of the Boston Zoning Code
relative to the City’s Green Building policies and procedures. The project design team will use the USGBC'’s
LEED rating systems as a model for incorporating sustainable design strategies into the Project. For all new
construction, the Proponent aspires to achieve a minimum LEED Silver rating and will continue to research
additional sustainable and energy efficient measures as the building design progresses. The Project will also
comply with the Massachusetts Stretch Energy Code, as required, through the incorporation of energy
conservation measures.
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Infrastructure Systems

The key impact assessment findings related to infrastructure systems include:

>

The existing city and utility infrastructure systems are expected to be adequately sized to accept the
demand associated with the development and operation of the Project.

On-site drainage generally flows towards Charles River Basin via BWSC-owned and maintained drainage
infrastructure in Brookline Avenue, adjacent to the Project Site.

The Project Site is currently serviced by the BWSC for domestic and fire protection water and sanitary
sewage conveyance.

Based upon sewage generation rates outlined in the DEP Sewer Connection and Extension Regulations,
310 CMR 15.203 ., the Project is estimated to generate approximately 118,165 gallons per day (net new) of
sanitary sewage and will require approximately 129,982 gallons of water per day (net new).

The key Project-related mitigation and/or benefits associated with the infrastructure systems include:

>

Construction of the Project will incorporate on-site stormwater management and treatment systems that
will improve water quality, reduce runoff volume, and control peak rates of runoff in comparison to
existing conditions.

The Project will not result in the introduction of any increased peak flows, pollutants, or sediments that
would potentially impact the receiving waters of the local BWSC stormwater drainage system.

The proposed stormwater management systems will provide for groundwater recharge, in accordance
with the Groundwater Conservation Overlay District (GCOD) and will comply with the 2008 DEP
Stormwater Management Policy and Standards.

Appropriate low-flow and low-consumption plumbing fixtures will be installed in all apartment units to
achieve a reduction in water usage of over 20 percent over the baseline in order to comply with Article 37
of the Boston Zoning Code.

Historic Resources

The key findings related to historic and cultural resources include:

>

The Project Site includes the former Sears, Roebuck & Company Mail Order House, which is a designated
Boston Landmark.

The Project Site adjoins, across Park Drive, the Emerald Necklace, which is a designated Boston
Landmark.

Fenway Park and the Isabella Stewart Gardner Museum, also Boston Landmarks, are within 4-mile of the
Project Site.

While the Project will involve the removal of modern buildings built in the 1960s and 1990s and
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construction of new buildings around the historic Sears building, it will maintain the integrity of the
exterior of the existing historic structure.

> The Project will be designed to enhance the historic Sears Building as it will redesign the interior of the
building to improve passage through the building and will improve the relationship of the historic
building to the Fenway MBTA stop.

> Proponent has commenced a $10 million restoration of the historic Sears building facade.

Expanded PNF Contents

Each chapter of this PNF begins with a bulleted list of key findings and benefits followed by a discussion of
the technical analyses which assess the Project’s potential impacts, in accordance with the Article 80 Large
Project Review requirements. This PNF examines issues, such as urban and architectural design, sustainable
and green building design, transportation, various environmental impact categories, infrastructure systems,
and historic resources.

Chapter 2: General Information and Regulatory Context presents the development team, and discusses the
regulatory controls and anticipated approvals and permits.

Chapter 3: Urban Design presents the planning and design goals, describes the neighborhood context and
public realm, describes the visual aesthetics and architectural design of the Project, including height and
massing of the structures, and describes the proposed ground level treatment, including pedestrian amenities
and landscaping.

Chapter 4: Transportation and Parking presents the traffic impact and access study for the Project, including
proposed traffic-related improvements and construction traffic management measures.

Chapter 5: Environmental Protection presents findings from the environmental studies that assess the
potential Project impacts and the proposed feasible measures intended to mitigate, limit, or minimize Project
impacts.

Chapter 6: Infrastructure describes the anticipated water consumption and sewage generation, and proposed
utilities, including stormwater management facilities required for the Project.

Chapter 7: Historic Resources identifies any historic properties /districts within close proximity of the
Project Site, and describes any effects to these properties and proposed mitigation as a result of the Project.

Chapter 8: Project Certification confirms that this expanded PNF has been submitted to the Boston
Redevelopment Authority, as required by Article 80 of the Zoning Code, in September 2013.

Supporting technical appendices include:

Appendix A Letter of Intent

Appendix B Transportation Supporting Documentation
Appendix C  Pedestrian Wind Supporting Documentation
Appendix D Solar Glare Supporting Documentation
Appendix E  Air Quality Supporting Documentation

vVVYVYYVYY
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> Appendix F Noise Analysis Supporting Documentation
>» Appendix G  Site Utility Plan
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General Information
and Regulatory Context

Introduction

As mentioned previously in Chapter 1, Executive Summary, for more than a decade, the Proponent has been
actively involved in the revitalization of the Fenway neighborhood in collaboration with the community and the
BRA. Samuels was a strategic participant in the rezoning efforts that began in 1997 and that now help shape the
vision of an urban village for the Boylston Street corridor. Samuels & Associates has also planned and
implemented a number of development projects within the neighborhood, including Trilogy, 1330 Boylston, The
Van Ness and The Point - all of which have served as the catalyst for the redevelopment of Boylston Street and
creative reuse of existing buildings, including 120-126 Brookline Avenue and 1249-1255 Boylston Street. The
following chapter provides an overview of the Project, presents the development team, and discusses the
regulatory controls and approvals/ permits anticipated for the Project.

______________________________________________________________|
Applicant Information

Development Team

Proponent/Developer Architect

Landmark Center Venture LLC, or affiliate, c/o Elkus Manfredi Architects

Samuels & Associates 300 A Street

333 Newbury Street Boston, Massachusetts 02210

Boston, MA 02115 617-426-1300

617- 603-5444 Contacts: David Manfredi, FAIA, LEED AP, Principal

Contacts: Peter Sougarides, Principal Christine Milne, RIBA LEED AP, Senior
Abe Menzin, LEED AP, Vice President of Associate
Development Brian Scott, AIA LEED AP
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Legal Counsel

Goulston & Storrs, P.C.

400 Atlantic Avenue

Boston, MA 02110

617-482-1776

Contacts: Douglas Husid, Esq.
William Dillon, Esq.

Mechanical/Electrical/Plumbing Engineer

Cosentini Associates, Inc. - A Tetra Tech Company

Building 200, 2nd Floor

One Kendall Square, Suite B2204

Cambridge, MA 02139-1571

617-494-9090

Contact: Robert Leber, P.E. LEED AP, Senior Vice
President

Wind Consultant

Rowan Williams Davies & Irwin Inc. (RWDI)
650 Woodlawn Road West

Guelph, Ontario, Canada N1K 1B8

519- 823-1311

Contact: Frank Kriksic, Principal

General Contractor/Construction Manager

Suffolk Construction
65 Allerton Street
Boston, MA 02119
617-445-3500

Contact: Scott Menard

Civil Engineering, Transportation Engineer, Permitting

Vanasse Hangen Brustlin, Inc./ VHB
99 High Street, 10th Floor

Boston, MA 02210

617-728-7777

Contact: Mark Junghans, P.E., Principal /Office Manager

Ellen Donohoe, Project Manager

Lauren DeVoe, AICP, LEED AP BD+C, Senior

Environmental Planner

Geotechnical and Environmental Consultant

McPhail Associates, LLC

2269 Massachusetts Avenue

Cambridge, MA 02140

617-868-1420

Contact: Ambrose J. Donovan, P.E., L.S.P., Principal

Structural Engineer

McNamara Salvia

160 Federal Street, 5th Floor
Boston, MA 02110
617-737-0040

Contact: Adam McCarthy

Prior Development Experience

The Proponent is an affiliate of Samuels & Associates, the real estate development and management firm

based in Boston. Steven Samuels, President of Samuels & Associates, has overseen the successful

development of over fifty projects in seven states, including many urban projects that satisfy the needs of

communities and enhance local neighborhoods. A pioneer in urban planning and development in Boston,

Samuels & Associates has produced a number of high quality mixed-use and retail venues in Boston

neighborhoods, such as the 440,000 square foot South Bay Center in Dorchester, providing a full complement

of necessity retail to the surrounding neighborhoods.
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As previously mentioned, Samuels & Associates has been actively involved in the revitalization of the historic
Fenway, including working with the Fenway neighborhood on the rezoning efforts that began in 1997 and
helped shape the vision of an urban village for the Boylston Street corridor. Additionally, Samuels &
Associates has developed three signature projects in the neighborhood: Trilogy; 1330 Boylston; and The Van
Ness. All of these projects have served as the catalyst for the emergence of the Fenway neighborhood as the
mixed-use urban village envisioned by the neighborhood. Trilogy, completed in 2006, is located on the north
side of Boylston Street within the Fenway Triangle and added 576 residential units, ground floor restaurants,
and retail to the neighborhood. 1330 Boylston, completed in 2008, is located on the south side of Boylston
Street and includes 200 residential units as well as a new home for the Fenway Community Health Center.
The most recent project, The Van Ness, consists of a mixed use building with residential and office uses above
a retail base at 1325 Boylston Street. This project is under construction and will be occupied in mid-2015.
Samuels & Associates is also in the pre-construction phase of The Point, which was recently approved by the
BRA Board, is anticipated to consist of approximately 320 residential units above retail uses and residential
lobby space on the first two levels.

Samuels & Associates supports a full range of Boston community organizations, including among others, the
Boston Main Streets Foundation, the Boston Medical Center, the Boston Police Activities League, the Fenway
Alliance, Fenway Civic Association, Fenway Community Development Corporation and others.

Legal Information

> Legal Judgments or Actions Pending Concerning the Proposed Project: The Proponent is not aware of
any legal judgments or pending action which concerns the Project.

> History of Tax Arrears on Property Owned in Boston by the Proponent: The Proponent owns no real
estate in Boston for which real estate tax payments are in arrears.

» Site Control: An affiliate of the Proponent owns the entire Project Site by virtue of the deed recorded in
the Suffolk County Registry of Deeds in Book 4755, Page 121.

______________________________________________________________|
Regulatory Controls, Approvals, and Permits

Anticipated State and Local Permits and Other Approvals

Table 2-1 lists the anticipated permits and approvals from state, and local governmental agencies, which are
presently expected to be required for the Project, based on information currently available. It is possible that not all
of these permits or actions will be required, or that additional permits or actions may be needed.
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Table 2-1
List of Anticipated Permits and Approvals

Agency/Department

Permit/Approval/Action

Commonwealth of Massachusetts!
Department of Conservation and Recreation

MA Department of Environmental Protection

MA DEP, Division of Air Quality Control

MA Department of Transportation
Executive Office of Energy and Environmental Affairs
Massachusetts Historical Commission

City of Boston
Boston Redevelopment Authority

Boston Civic Design Commission
Boston Landmarks Commission

Boston Parks and Recreation Department

Boston Transportation Department

Boston Department of Public Works
Public Improvement Commission

Boston Water and Sewer Commission
Boston Conservation Commission
Boston Committee on Licensing

Boston Department of Inspectional Services

Construction and Access Permit

Sewer Extension/Connection Permit

Temporary Construction Dewatering Permit

Fossil Fuel Utilization Permit - Self Certification

Notice of Asbestos Removal

Notice of Commencement of Demolition and Construction
Approval for Construction on Former Right-of-Way

Certificate Evidencing Completion of MEPA Review
Project Notification Form

Chapter 121A Approval

Article 80 Large Project Review
Various Article 80 agreements
Schematic Design Review

Article 85 Demalition Delay (Determination of No Significance)
Certificate of Design Approval

Approval of Demolition and Construction within 100 feet of
Park or Parkway (or coordination through 121A process)
Signal Design Approval

Transportation Access Plan Agreement (TAPA)

Construction Management Plan

Street Opening Permit; Street/ Sidewalk Occupancy Permit

Review of Private Road Layout

Specific Repair Approval for Sidewalk and Curb Improvements
Monitoring Well Approval

Permit for Sign, Awning, Canopy

Approval for earth retention (if required)

Site Plan Approval

Order of Conditions for work within 100-year floodplain

Permit to Erect and Maintain a Garage

Approval for Garage Entrance on Street with Hospital (or
coordination through 121A process)

Flammable Storage Permit

Building Permits and other Construction-Related Permits
Certificates of Occupancy

NPDES National Pollutant Discharge Elimination System
GCOD  Groundwater Conservation Overlay District
PDA  Planned Development Area

Zoning Controls

The Project Site is located in the Brookline Avenue Community Commercial Subdistrict of the Fenway
Neighborhood District pursuant to Article 66 of the Boston Zoning Code (the “Code”). The Brookline Avenue
Community Commercial Subdistrict is shown on Map 1Q of the City of Boston Zoning Maps. The Project Site is
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within the Restricted Parking Overlay District (RPOD) and the Groundwater Conservation Overlay District
(GCOD). A portion of the Project Site along Park Drive is located in the Fenway/Park Drive Greenbelt Protection
Overlay District (GPOD).

The Project Site is located within a Planned Development Area (PDA), which is subject to Section 3-1A(a) and
Article 80 of the Code. A prior proposed project on the Project Site was approved through the adoption of a PDA.
The BRA approved a Development Plan for PDA No. 36 Olmsted Plaza on November 30, 1989, which was
approved by the Boston Zoning Commission on December 14, 1989. That project, known as Olmsted Plaza, was
never constructed. The existing improvements on the Project Site were approved by the BRA as a Chapter 121A
project on December 15, 1996 by a Report and Decision (the “Existing 121A Approval”) that included a zoning
deviation from the requirement in Section 3-1A(a) of the Code that a project within a PDA must proceed under a
PDA Development Plan.

The Proponent intends to seek a 121A Approval in connection with the Project and changes in use. Table 2-2 below
presents a comparison of the Project’s proposed uses, dimensions, parking, loading and design elements with the
corresponding characteristics of the existing improvements on the Project Site approved pursuant to the Existing
121A Approval.

Table 2-2
Zoning Code Dimensional Regulations and Project Dimensions
Category Existing Improvements Proposed Design
Permitted Uses (partial list) Cinema, Fitness Center, Office, Parking Cinema, Fitness Center, Multi-Family Residential,
Facility, Retail, Restaurant Office, Retail, Restaurant, Parking Facility
Floor Area Ratio (FAR) Upto5.0 Upto 5.0
Maximum Building Height 197 feet (tower) 197 feet (existing tower)
180 feet (new building)
Parking Spaces Up to 1,790 spaces Up to 1,500 spacest
Off-Street Loading Bays 12 Minimum of 8
Minimum Front Yard Setback ~ N/A N/A
Minimum Side Yard Setback ~ N/A N/A
Minimum Rear Yard Setback ~ N/A N/A
Minimum Lot Size N/A N/A
Minimum Lot Width N/A N/A
Minimum Lot Frontage N/A N/A
Street Wall Height? Landmark Center Building ~ Proposed Buildings
Up to 60 feet (parking/Cinema) on Fullerton N/A Up to 180 feet on Fullerton
Street Street
Up to 112 feet on Brookline Avenue Up to 112 feet on Brookline Up to 95 feet on Brookline
Avenue Avenue
Up to 197 feet (Sears tower) on Park Drive Up to 197 feet (Sears tower)  Up to 166 feet on Park Drive
on Park Drive
Minimum Usable Open Space  N/A >41,250 square feet

per Dwelling Unit (D.U.)

N/A Not Applicable
1 To provide 1,500 striped structured parking spaces with additional capacity with managed valet operations.
2 Excluding mechanicals and amenities.
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Article 80 Review — Large Project Review

Because the proposed building exceeds 50,000 square feet, the Project is subject to the requirements of Large
Project Review pursuant to Article 80 of the Code. Since the proposed building also exceeds 100,000 square
feet, the Project is subject to schematic design review by the Boston Civic Design Commission (BCDC) under
Article 28 of the Code.

Based on a comprehensive approach to addressing potential impacts and mitigation similar to the level of
information normally presented in a Draft Project Impact Report (DPIR), it is the desire of the Proponent that
the BRA, after reviewing public and agency comments on this expanded PNF and any further responses to
comments made by the Proponent, may issue a Scoping Determination Waiving Further Review pursuant to
the Article 80B process.

Preliminary Development Impact Project (DIP)
Information

The Project is anticipated to contain more than 100,000 square feet of gross floor area of Development Impact
Uses, as defined under Section 80B-7 of the Code. If the final Project uses constitute a Development Impact
Project under Section 80B-7 of the Code, the Proponent will comply with all exaction requirements applicable
under the Code to the portion of the Project in excess of 100,000 square feet of gross floor area of net new
Development Impact Uses.

Impact Advisory Group

In October 2000, Mayor Thomas M. Menino outlined the Impact Advisory Group (IAG) process in “An Order
Relative to the Provision of Mitigation by Development Projects in Boston.” The Mayor further amended the
process in April 2001, in “An Order Further Regulating the Provision of Mitigation by Development Projects
in Boston” in order to increase the representation of local elected officials. These Orders, adopted by the BRA
Board, create a comprehensive framework to clarify the role of the BRA, the City, the developer, and the
community in the determination and mitigation of the impacts of development.

The IAG may contain up to fifteen (15) members, two (2) each nominated by the state senator, state
representative, and district city councilor, and the remainder by appointment of the Mayor on the
recommendation of residents, businesses, and community organizations as well as at-large city councilors.
The IAG advises the BRA on impact and mitigation. IAGs offer BRA staff the chance to work closely with
diverse members of the community to understand local concerns, needs, and opportunities. IAG members are
invited to take part in the public agency scoping sessions called for in Article 80 of the Boston Zoning Code.
The IAG is also encouraged to take part in community meetings that allow for public review and discussion
of proposed projects. IAG members are offered the opportunity to review for comment major submissions by
a project proponent as well as the Cooperation Agreement between the developer and the BRA prior to its
adoption by the BRA.
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IAGs do not replace the role of the greater community in the development review process, but is an overlay
to the process that allows for greater understanding by the BRA of local concerns and greater public insight
into the thinking of the BRA and other public agencies involved in the development review process.

The filing of the Letter of Intent on August 8, 2013 commenced the IAG nomination process conducted by the
BRA.

Meetings with Other Interested Parties

The Proponent and its development team have met with the following city and state agency officials,
representatives of the local community, local neighborhood associations, property owners and other
interested parties during the entire project planning phase. The Proponent will continue to meet with such
individuals and groups during the Article 80 review period.

> Boston Redevelopment Authority - The Proponent has met with the BRA Planning and Design staff on
multiple occasions to review the proposed project, including the contents/analyses included in this
expanded PNF filing.

> Boston Landmarks Commission - The Proponent met with Landmarks Commission staff with BRA
design staff on May 17, 2013.

> Boston Transportation Department -The Proponent met with BTD staff on May 7 and May 2+ 2013 to
review the project design, traffic analysis, and to collaborate on planning construction of the multi-use
path.

> Boston Water and Sewer Commission - Representatives for the Proponent met with the Boston Water
and Sewer Commission to review and solicit initial feedback on the preliminary site design. The project
team will continue to coordinate with the BWSC as the design develops and will submit the Project for
Site Plan review when design reaches the 75% stage.

» Boston Environment Department (BED) — On July 2, 2013, the Proponent meet with a BED
representative to discuss the Project and, specifically, air quality (“hot spot”), noise analyses, and
compliance with Article 37.

> Boston Conservation Commission - While the Project does not include wetland resource areas, the
existing site contains areas designated as part of the 100 year flood plain primarily along the north edge
of the Project site. Representatives for the Proponent met with the Conservation Commission agent to
review the existing conditions and discuss ways that the existing flood storage can be accommodated in
the proposed site design. The design team will further coordinate with the Commission as the design
develops.

» Massachusetts Department of Conservation and Recreation - The Proponent is planning to meet with
the DCR in early October.

» Massachusetts Bay Transportation Authority - The Proponent met with MBTA real estate and
operations personnel on June 7 2013 to review the development plan, access improvements through
Landmark Center property that will benefit MBTA riders, and to collaborate on the design of the multi-
use path.
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» Massachusetts Department of Transportation - The Proponent met with MassDOT real estate staff
(specifically, Jeffrey Simon) to review the plan and the multi-use path improvements.

» Fenway Civic Association —~The Proponent attended the meeting of the Fenway Civic Association at
which the architect presented the building design on July 2, 2013.

» Audubon Circle Neighborhood Association (ACNA) - The Proponent attended a meeting of the ACNA at
which the Proponent gave an overall summary of the proposal and presented the building design on July 16,
2013, and presented the proposal again at a meeting held on August 6, 2013.

As part of the Article 80 review process, the Proponent is committed to maintaining an open dialogue with all
interested parties. Proponent will continue to work with the neighborhood, including the Fenway Civic
Association, the Fenway CDC, Audubon Circle Neighborhood Association and other neighborhood
representatives through the review and evaluation of this proposal. Additionally, the public will have the
opportunity to review this PNF, which has been distributed to various departments and agencies by the BRA
and is available upon request.
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Urban Design

|
Introduction

The urban design strategies of the Project have largely grown out of and have been nurtured by the local
Fenway community groups and the BRA through new zoning of the Fenway. Through zoning changes
following a neighborhood visioning process, the Fenway is being transformed with the development of new
mixed-use projects, including Trilogy, 1330 Boylston Street, The Van Ness, and The Point and redevelopment
of existing buildings, such as 120-126 Brookline Avenue and 1249-1255 Boylston Street. These catalytic
developments have set the stage for the continued transformation of the underutilized parcels remaining
along Boylston Street and Brookline Avenue. The Project will further the primary objective of creating a
diverse urban village (photographs of existing examples of this concept are shown in Figure 3.1) by creating a
destination food market at the base of the building, providing over two acres of high quality publicly
accessible open space along the Emerald Necklace, providing new area housing and unique retail
opportunities, and revitalizing a large-scale existing office building and transforming it into a modern
employment hub. With the demolition of the existing above grade garage and conversion of surface parking
to open space, the Project will not only create new open space, but will create pathways through the building
and improve the pedestrian experience along well traveled routes between the neighborhood and the MBTA
station. These changes will dramatically enhance the Fenway’s position as a vibrant 24/7 mixed-use district.

The following chapter describes the neighborhood context, presents the design concept for the Project and
describes the visual aesthetics and architectural design, including height and massing of the structures, and
describes the proposed ground level treatment, including access and circulation and streetscape and
landscape improvements.

Summary of Key Findings

Key findings related to urban design include:

> Replace an almost 380,000-square foot above-ground parking structure with new diverse and active
ground-floor uses, including unique retail and residential lobbies reinforcing the Fenway’s position as
one of Boston's desirable neighborhoods.

3-1  Urban Design



@ Vanasse Hangen Brustlin, Inc.

Landmark Center Redevelopment, Boston

> Create penetrability of the existing Landmark building by providing enhanced pedestrian connectivity
and improved pedestrian experiences between the MBTA station and the district.

> Further the neighborhood vision for a diverse urban village by providing new area housing and unique
retail opportunities, such as a destination food market and revitalized office component that will add
vitality to the mixed-use district.

> Preserve the landmark status of the existing historic building through design that considers its original
character, while adding distinctive features that accommodate the increased activity in the lower floors.

» Create approximately 2.2 acres of publicly accessible open space on-site, including;:

» Increase publicly accessible open space by almost 0.5 acres for a total of approximately 1.3 acres of
publicly accessible open space along Park Drive currently occupied by surface parking lots.

» Create approximately one acre of public open space along Brookline Avenue and Fullerton Street,
areas currently occupied by inactive and unattractive service facades.

> These landscaped areas will respect the character and dignity of the historic building, activate
streetscapes with retail and active open space, and complement the current restoration of the Emerald
Necklace in the Sears Rotary.

|
Urban Context

The existing Landmark Center occupies a prominent location at the intersection of Park Drive and Brookline
Avenue less than %4 mile from Fenway Park, Wheelock, Emmanuel and Simmons Colleges, the Longwood
Medical and Academic Area (LMA) the Audubon Circle neighborhood and the Fenway residential
neighborhood south of Boylston Street. The historic Sears building and tower face a bend in the Riverway
section of the Emerald Necklace where the Muddy River turns southeast toward the Back Bay Fens, standing
as a monumental presence on this public open space, visible from a distance in either direction. A service
drive entrance off Park Drive leads to surface parking and the parking garage.

Directly across Park Drive is an isolated section of park land, formerly a Sears parking lot, defined by the
confluence of traffic from the Riverway, Brookline Avenue, Park Drive and the Fenway. Known as the Sears
Rotary, construction is underway to daylight the Muddy River in this isolated section and improve traffic
flow around it. This work will restore a restful park oasis for pedestrian and recreational use and make it
possible for eastbound traffic on the Riverway to enter the Project Site directly.

The Project Site is bounded on the south by Brookline Avenue which connects Route 9 and Brookline center
to Kenmore Square. Brookline Avenue is defined by the historical automotive industry buildings of the 1920’s
and more recently the development of medical offices (e.g., Harvard Vanguard Medical Associates) and fast
food restaurants, bars, and convenience retail. The Regal 13 Cinema and Dick Blick art supply at Landmark
have their entrances on Brookline Avenue, across the street from the successful Trilogy residential and retail
development and new restaurants and retail at 120-132 Brookline (e.g., Marshalls, Yardhouse, etc.). A portion
of the Brookline Avenue frontage of Landmark does not currently live up to its full potential, as there is a
grade separation between the retail storefronts and the sidewalk.
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To the east of the Project Site is Harvard Vanguard Medical Associates, a medical and surgical care provider
in a building converted from its original warehouse and storage use, with an adjacent three-story annex
building fronting on Fullerton Street. Fullerton Street sits between Landmark and Harvard Vanguard, and
extends toward the rear of the Project Site. Fullerton Street gives access to the Landmark service and loading
area, the Landmark and Harvard Vanguard parking garages, the Harvard Vanguard main entrance and
drop-off and the annex parking. At the rear of the Harvard Vanguard building is a two story spiral ramp to
the second and third floor parking levels. Just beyond this is a bridge over the MBTA subway portal leading
from the Harvard Vanguard service drive to Miner Street which connects to Beacon Street.

The north boundary of the Project Site runs parallel to the MBTA Green Line route, which originates at North
Station and extends through Brookline and into Newton in the other direction. Across the MBTA right of way
is the portion of the Audubon Circle residential neighborhood bounded by Park Drive, Beacon Street and
Miner Street. Aberdeen Street comes to a dead end at the MBTA right-of-way in the middle of this area as do
the midblock alleys on either side. Residential buildings range from two to six stories with some commercial
space on Miner and Aberdeen Streets.

Underneath the Park Drive overpass at the northwest corner of the Project Site is the Fenway T-stop. This
stop is used by residents, commuters, students, shoppers, tourists and attendees at Fenway Park events.
Pedestrians currently make their way from the MBTA stop to the street via sidewalk out to Park Drive or past
the Landmark Center storefronts to Brookline Avenue, or along the footpath behind the parking garage
toward Fullerton and the Miner Street overpass. The current parking structure and internal arrangement of
Landmark Center form a significant barrier to pedestrian flow between the MBTA and the growing
commercial district along Brookline Avenue and Boylston Street, forcing pedestrians to walk a circuitous path
around the perimeter of the Project Site where they encounter conflicts with on-site vehicular traffic flow.
Additionally, the planned Multi-Use Path will run parallel to the MBTA tracks adjacent to the Project Site
connecting to the Fenway and Kenmore Square via the Riverway Park bike path.

______________________________________________________________|
Design Concept and Development

The Project proposes to build on the ongoing revitalization of the Fenway neighborhood. It will create
enhanced pedestrian connectivity by penetrating the existing building with pedestrian pathways, create new
open space and activate the streetscape on all street frontages. The Project, with improved parking (i.e.,
below grade), expanded retail, and an improved pedestrian experience as well as the addition of new housing
will continue this revitalization trend. The proposed massing and height for the Project Site are consistent
with the height of adjacent proposed development along Brookline Avenue and have been carefully crafted
to fit within the context of the Audubon Circle neighborhood beyond the MBTA tracks to the north.

The urban design concept for Landmark Center creates a new vibrant streetscape along Park Drive, Brookline
Avenue and Fullerton Street by expanding the retail, reducing surface parking and expanding open space for
public use. The existing parking garage is to be demolished and all vehicular parking to the development is to
be located below-grade, accessed via ramps from new driveways at Park Drive and Fullerton Street. Existing
conflicts between cars and pedestrian flow will be eliminated by new parking ramp entrances at the
perimeter of the Project Site.
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The design shows special consideration for the original character of the existing historic building and adds
distinctive features that accommodate the increased retail activity in the lower floors. A grand new two-story
high market arcade is proposed to connect the central tower entrance on Park Drive through the existing
Sears building to the new plaza on Brookline Avenue. Additional ground floor entrances are proposed at the
T drop-off and at Brookline Avenue that connect the office elevator lobbies, providing for direct and weather
protected pedestrian flow from the MBTA through the Landmark Center. The main tower entrance is made
open, transparent and inviting to announce the dramatic change to the interior.

Figures 3.2a-3.2f show the proposed floor plans. The Project will provide a two-story base of retail, which will
activate and enliven all three street edges of the Project Site. The service and loading is enclosed within this
building base and access is kept roughly in its present location where Fullerton Street ends. Demolition of the
1966 warehouse addition (now parking) and part of the 1990’s retail building will allow for the widening of
Fullerton Street to include dedicated turning and bicycle lanes and create space for a generous public plaza
providing open space on Brookline Avenue and Fullerton Street for public use. Two-story retail and a new
east entrance to the Landmark market arcade will define the plaza edge on two sides. The market arcade
establishes new connections between the Fenway T-stop and Brookline Avenue intended to break down the
current “superblock” and create permeability for pedestrians and expanded retail activity.

Residential and office uses are proposed above the retail base. The proximity of the MBTA Fenway station
and the planned Multi-Use Path, Muddy River restoration, and Riverway improvements are all integrated
into the Project’s design. A Fullerton Street presence is also proposed in keeping with the Proponent’s
aspiration to make this a vibrant urban street. The new buildings establish street walls and generous
sidewalks that accommodate an activated pedestrian realm and streetscape.

The residential buildings are a composition of several distinct masses using form and materials to clearly
differentiate the retail from the residential, the cinema entertainment experience, the residential from the
historic Landmark building and residential buildings from one another. The residential towers are
differentiated from the existing art-deco masonry by form, floor to floor height and materials. Each residential
tower adopts a form, design and materiality distinct from the others, yet distinguishable as a group from the
retail base and historic building.

Height and Massing

Figure 3.3 shows the east-west cross section of the Project. Building massing has been shaped in response to
the height and use of the surrounding context and the desire to preserve daylight and views both on- and off-
site. The removal of almost 380,000 square feet of existing above-grade garage offsets the impact of new
massing on the Project Site. The two-story base of the development is made up of a mix of small, intermediate
and anchor scale retail designed to draw pedestrians to and through the Project Site from the MBTA, Park
Drive, Brookline Avenue and Fullerton Street.

Building masses above the retail base are oriented perpendicular to Brookline Avenue and Park Drive to
maximize light and air around the proposed development. Building height decreases from south to north,
stepping down toward the Audubon Circle neighborhood. The roof space between new and existing
buildings above the retail base creates a unique opportunity for multi-level open space that is activated by
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both the commercial and residential uses. Materials and architectural expression carried down from the
building mass to the street level accentuate the massing composition.

Architecture and Aesthetics

A modern architectural expression that responds to the existing context and to the orientation of new
buildings is proposed. The proposed buildings will stand alongside recent and new development at Trilogy,
1330 Boylston Street, The Van Ness and The Point, and will express their own unique identity amid the
continued positive growth of this neighborhood. Figures 3.4a-3.4d show the proposed elevations.

The architectural expression of the Project starts at the street edge with new paving, lawn, planting, seating,
lighting and public art creating a lively and inviting streetscape along the sidewalk and storefronts. The
materials of the retail base emphasize a rich and diverse palette, with the use of varied opaque cladding
materials alongside combinations of transparent and translucent glazing. Contrasting materials are employed
to reduce the scale of the facade and massing as it is viewed from the street. The residential buildings facing
Park Drive and Brookline Avenue incorporate a combination of metal panel and glazing that contrasts with
the historic masonry building. The residential building adjacent to the Miner Street overpass has a more
traditional expression that acknowledges and respects the character of the Audubon neighborhood to the
north. Windows throughout the Project will use clear low-e glass in aluminum frames.

Historically, the Sears Roebuck and Company Mail Order Store has displayed the company name in 12 foot
high letters on its tower and on corner-mounted blade signage. Bunting, banners, and surface mounted
signage were also used to commemorate special events. The Proponent proposes to continue this tradition of
monumental celebration signage for Project tenants and events. Refer to Figure 3.5 for examples of historic
signage.

|
Views and Vistas

The Project will create new vistas and building lines along Park Drive, Brookline Avenue, and Fullerton
Street in the continued expansion of the Fenway district. Viewed from the Riverway, Fenway and Park Drive
the monumental art-deco Sears building will stand out in all its present glory, enhanced by pedestrian and
landscape improvements at grade and accompanied by new glass and metal panel residential buildings.
From the sidewalk along the north side of Beacon Street the new development, like the existing Sears
building, will not be visible except down view corridors at Miner Street, Aberdeen Street and Park Drive.
These view corridors will be improved, as they presently frame the unattractive fagade of the existing above
grade garage structure.

______________________________________________________________|
Public Realm and Open Space

Figure 3.6 shows the improved pedestrian circulation plan. The Project will expand upon the growing
developments in the Fenway area and positive growth along Brookline Avenue, and focuses on creating
permeability and new connections between the Fenway MBTA stop and Brookline Avenue. Demolition of
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existing parking and retail will clear the way for construction of new below grade parking and a new public
plaza fronting on Brookline Avenue and Fullerton Street. Surface parking will be reduced and ultimately
eliminated so that open space can be expanded along Park Drive. Fullerton Street will be transformed from a
service access road to a true urban streetscape with public open space, retail, residential and medical office
activity along its length. This streetscape will be enhanced by district-wide treatments, including signage,
street furniture, lighting, and landscaping. Generous sidewalk dimensions and character are proposed
throughout the Project Site.

The open space along Park Drive will maintain the character and dignity of the historic building while
activating the urban streetscape and creating an oasis-like area along the Emerald Necklace. This open space
will connect via crosswalks to the restored Muddy River portion of the Emerald Necklace and will be
landscaped to complement the Park. As previously mentioned, a new public plaza fronting on Brookline
Avenue and Fullerton Street is proposed. Figures 3.7a and 3.7b present the proposed landscape plans for each
of these spaces.

A grand new two-story high market arcade is proposed to connect the central tower entrance on Park Drive
through the existing Sears building to the new plaza on Brookline Avenue and the main tower entrance is
made more open, transparent and inviting.

The Project includes construction of the segment of the City’s planned Multi-Use Path to run adjacent to the
Project Site connecting the Riverway Park bike path to the Fenway and Kenmore Square (subject to necessary
approvals). The Proponent will continue to host the Hubway bike share station along Brookline Avenue. The
rear wall of the building will be thoughtfully designed in order to complement the newly constructed Multi-
Use Path.

|
Vehicular Access and Circulation

The Project will include a new below-grade parking garage. Vehicles enter and exit the garage via ramps
accessed from Park Drive and Fullerton Street (refer to Figure 4.1). All large truck deliveries occur at the
enclosed loading dock off of Fullerton Street. Curb cut locations are coordinated with planned roadway

improvements and traffic requirements. Refer to Chapter 4, Transportation and Parking for further details.
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Figure 3.1
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