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Chapter 1

Introduction/Project Summary



1.0

INTRODUCTION/PROJECT SUMMARY

1.1

Introduction

After decades of promise, planning, and anticipation, South Boston’s Seaport District (the
“Seaport”) is now recognized as the next great neighborhood in the City of Boston. As new
development is completed and new businesses, residents, and employers take root in this
still emerging neighborhood, the Seaport is developing its own unique identity as the center
of gravity of Boston’s innovation economy and as a major residential community within the
city fabric. Physically, both the built environment and the public realm are taking shape on
a block-by-block basis, and as part of the potential to create a thoughtful and cohesively
planned center of residence, business, and recreation. At the geographic center of this new
neighborhood, the Seaport Square Project has a responsibility to provide the critical mass of
residences, employers, retailers, entertainment venues, and civic amenities that form the
heart and soul of a great 21* century Boston neighborhood.

Seaport Square Development Company LLC and its affiliates (the “Proponent”), which are
affiliates of W/S Development Associates LLC, acquired undeveloped parcels and certain
open space parcels within the Seaport Square project in October 2015 and propose an
updated and enhanced vision for the district, detailed in the Notice of Project Change (NPC)
filed with the Boston Planning and Development Agency and February 7 2017, which will
foster the type of unique urban place making that will benefit all Bostonians and make the
Seaport a destination for visitors and employers from all neighborhoods of the city, from
across the country, and from around the world.

The Project Site consists of approximately 23 acres of land, defined by an L-shaped series of
development blocks and generally bounded by Northern Avenue and Seaport Boulevard
(between Old Sleeper Street and Pier 4 Boulevard) and by Stillings Street, Boston Wharf
Road, East Service Road and Pier 4 Boulevard and B Street (between Seaport Boulevard and
Summer Street). The Seaport Square Project received approval for the construction of
approximately 6,335,200 square feet of gross floor area from the Boston Redevelopment
Authority (“BRA”) (now doing business as the Boston Planning and Development Authority
and referred to herein as the BRA and the BPDA as appropriate) under Article 80B of the
City of Boston Zoning Code (the “Code”), and the BRA and the City of Boston Zoning
Commission approved a Planned Development Area Development Plan in 2010 (the “2010
PDA Plan”), which has since been amended six times (as amended, the “Current PDA
Plan”). The project also received approval from the Secretary of Energy and Environmental
Affairs under the Massachusetts Environmental Policy Act (“MEPA”) in 2010, as well as
other master plan-level approvals. The project approved in 2010, as reflected in the
Current PDA Plan, is referred to herein as the “2010 Project.”

Throughout this document, the term “Project Site” shall refer to the entire approximately 23-
acre Seaport Square Project area as described in the 2010 Project approvals. As set forth in
the approvals received in 2010, the Proponent has delineated 20 lettered “Blocks” within
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the Project site. The Project Site includes certain parcels of land described in the NPC that
the Proponent expects to acquire pursuant to agreements governing the assembly of the
Project Site. The Proponent notes that since the submission of the NPC, the Proponent has
acquired land within a portion of Block D that was owned by the Archdiocese of Boston
and is currently occupied by the old Chapel of Our Lady of Good Voyage. The subject of
the Notice of Project Change (NPC) submitted February 7, 2017 is approximately 13 acres
of land comprising approximately nine individual building sites currently owned by
affiliates of the Proponent (the “NPC Project Site” and “NPC Project”) which remain
undeveloped and are occupied largely by surface parking lots, or, in the case of Blocks F
and Q, are developed or partially developed but are the subject of certain changes as
described herein. The NPC Project Blocks are comprised of Blocks D, F, G, L3-6, N, P, and
Q. Blocks A, B, C, F (the portion on which open space and District Hall have been
constructed), H, J, K, L1, L2, and M1/M2, which are the sites of projects that have been
completed or are under construction, are referred to herein as the “Developed Blocks”. The
term “Project” will be used herein to describe the totality of the structures and other
improvements already completed or currently underway as part of the 2010 Project (which
has already been the subject of six amendments to the PDA Development Plan approved in
2010), in addition to those planned as part of the NPC Project, which will be the subject of
an Amended and Restated PDA Development Plan.

The Project Area is approximately 33 acres, including the Project Site and adjoining streets.
The status of the Project Blocks is shown on Figure 1-1. Approximately 3.4 million square
feet of structures approved as part of the 2010 Project have either been completed or are
currently under construction. The 2010 Project Site, NPC Project Site, and Project Area are
shown in Figure 1-2.

This Supplemental Impact Report proposes changes to the NPC Project, as defined below,
provides additional study and analysis of the NPC Project in support of these changes, and
responds to public comments and public agency comments received regarding the NPC. A
summary of additional public benefits and other key changes made to the NPC Project
since the filing of the NPC in February 2017 is included below.

Summary of Public Benefits and Changes from the NPC Project

Since the submission of the Notice of Project Change, the Proponent has been listening to
and addressing community feedback, which has included a diverse range of perspectives
regarding the proposed changes to the 2010 Project. The Proponent’s aspiration to create
exceptionally high quality urban design, architecture, and public spaces has benefitted from
the feedback received during the development review process and the Proponent thanks all
of those who took time to comment.

4698/Seaport Square 7-2 Introduction/Project Summary
Epsilon Associates, Inc.



SEAPORT BOULEVARD

Navd

HYVHM N

|
Ggoa;

1L

0
il
CONGRESS ST ".:
Project Status : K ]
a

1

. Completed Blocks = %
<

- Under Construction

| | —

SUMMER STREET SUMM%TREET ’
N 0 100 200 300 600

. Future Blocks

\\ l_L| |‘|‘\ = 77 1T/7¢ 7 11l —— | ! L
Seaport Square Boston, Massachusetts

SEAPORT - Fgue1t

Project Status

]




s ]

NI

avOy J8VHM NOLSOS!

e

{ L
= _.
0
Project Site : = ]
- 1 5\
. Developed Blocks o 2
I <
. NPC Project
| =
r=n . SUMMER STREET 5”%
v -a Project Area ‘ = IEF N 0 100 200 300 600
_—__
N ] | -
— r—\ 7T T11/s¢ 7 11U | Y R

Seaport Square Boston, Massachusetts

SEAPORT S e

Project Area




In response to comments received and the very thoughtful viewpoints of many different
stakeholders, the Proponent is including in this supplemental submission the following
commitments and changes to the project described in the NPC - references to the NPC
Project herein shall mean the project described in the February 7, 2017 NPC as modified by
changes proposed in this SIR.

1. Development of the Seaport Performing Arts Center (SeaPAC).

The Proponent will partner with one or more performing arts organizations to develop the
Seaport Performing Arts Center (SeaPAC), most likely on Block P of the NPC Project. This
facility will feature a major performing arts venue in the range of 500 seats with appropriate
lobby/prefunction space and equipped to handle performances and programs of many
different types. The SeaPAC will also include a social space with an approximate capacity of
100 seats that will be suitable for smaller performances, community gatherings, and other
uses that are related to the performing arts venue, and could include rehearsals, receptions,
public programming, and educational programming.

The objective of the SeaPAC is to provide a performing arts venue of city-wide significance
that is well equipped to accommodate a wide variety of types of performances. Flexibility,
transparency, and intensity of use will be guiding principles for the SeaPAC’s development
and operation in order to ensure that the facility contributes substantially and on a day-to-
day, night-to-night basis to the level of cultural activity in the Seaport District. The
Proponent desires that the SeaPAC be active as many days and nights of the year as possible
and intends to create a flexible and easily programmable space to ensure it is utilized,
attended, and enjoyed by as diverse a spectrum of organizations and audiences as possible.

The Proponent anticipates engaging a specific presenting sponsor to assist in the
development and operation of this facility. This commitment is anticipated to be delivered
when Block P is constructed, providing a major cultural anchor at the southern end of the
Harbor Way Cultural Corridor.

2. Development of the Fort Point Community Theater (FPCT)

This facility will feature an approximately 150 seat “Black Box” performance venue planned
to be directly accessible from and contributing to the life of Harbor Square park, the major
public open space planned for the center of Blocks L3-L6. The FPCT is intended to provide
low-cost, flexible, easily-accessible performing arts space to encourage experimentation and
risk-taking among smaller/startup theater companies who are often unable to secure venues
for their performances.

The Proponent anticipates engaging a partner organization to manage and administer this
space. This commitment is anticipated to be delivered with the completion of Blocks L3-L6.
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3. The Proponent will create a Seaport Incubator for local small retail businesses and
community entrepreneurs.

The Proponent will set aside and fit out no fewer than three retail spaces within the project
for “pop-up” occupancy by local small businesses and retail entrepreneurs with flexible
terms. The Proponent will manage these spaces, drawing on its extensive experience
managing pop-up retail environments across its portfolio. This commitment will be
delivered with the completion of Blocks L3-L6.

4. The Proponent will create a community grant program for Fort Point/South Boston non-
profits of $50,000/year for 10 years.

As part of the Proponent’s commitment to supporting the surrounding non-profit
community, the Proponent will create and administer a grant program of $50,000 per year
to be provided to local non-profits with a maximum single award of $25,000. This
commitment will be funded at the time a building permit is issued for the first NPC project.

5. The Proponent will partner with one or more local non-profit organizations with a jobs
training mission to develop Jobs Creation Proposals for the Neighborhood Jobs Trust to
ensure that Jobs Linkage funds generated by the Seaport Square project stay in the South
Boston community, if possible.

Job training opportunities are extraordinarily important to ensure that the benefits of the
development of the South Boston Waterfront district improve the quality of life for all
Boston residents but especially those living in South Boston, who live proximate to all of
the new development. On a project-by-project basis, the Proponent will identify one or
more non-profit community organizations active in the South Boston neighborhood with
whom to partner to develop specific Job Creation Proposals to the City of Boston
Neighborhood Jobs Trust. These proposals may be focused around specific industry sectors
such as hospitality, food service, or construction, or around specific historically
disadvantaged populations. The objective of this commitment is to maximize the
availability of the well-paying jobs created by the construction and operation of the NPC
Project to those individuals in the surrounding community who would benefit from these
opportunities.

6. The Proponent has reduced the size of the retail building on Block F to approximately
30,000 square feet and 2.5 stories, a reduction of approximately 80,000 square feet and 6
stories.

This building will assume the form and function envisioned in the approved Third
Amendment to the Current PDA Plan: a retail pavilion serving Seaport Common. This
building will also contain a public space known as the Mourning Room, operated by the
Massachusetts Fallen Heroes organization, in which the stories of service members who
have lost their lives in overseas combat service to the United States since 9/11 will be told
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through innovative interactive technology and where members of the public, including
school groups and other organizations can learn more about the sacrifices made by these
service members and their families. This building will also include a rooftop public open
space, which will be easily accessible by the public via a public outdoor stair on axis with
the Massachusetts Fallen Heroes Memorial to maximize its public visibility and will offer a
unique type of public open space never before developed in the Seaport. In addition to
increasing the amount of public open space available in the District, this space will also be
an integral aspect of the Massachusetts Fallen Heroes Memorial visitor experience and fulfill
the original vision for the Memorial.

7. The Proponent will preserve and extend the operations of District Hall for at least 10 more
years.

District Hall is an important public place that serves a variety of populations and audiences
in the Seaport district and plays an important role in the City of Boston’s innovation
economy ecosystem. More than 80,000 people used and enjoyed District Hall in 2016
alone (excluding restaurant patrons) and more than 240 non-profit events were held at
District Hall last year alone. District Hall currently has six years remaining on its current
operational arrangement and the Proponent is proposing to extend the life of District Hall
by a minimum of ten years beyond its current remaining operating lifespan.

8. The Proponent has made changes to the look and feel of Harbor Way to create a more
diverse range of experiences for pedestrians to make the journey from Summer Street to the
water’s edge more enjoyable for all.

In response to public comments and city agency comments, the Proponent has worked with
James Corner Field Operations to diversify the types of public spaces that will be developed
along Harbor Way and in Harbor Square park, the major public open space at the heart of
the NPC Project. The walk from Summer Street to the water’s edge will now include active
and vibrant zones of activity that will include outdoor performance stages, café seating
areas adjacent to retailers, restaurants, cultural uses, and two children’s play areas, as well
as quieter, less formal areas of public respite and repose with swings and hammocks, a
public outdoor sculpture garden, and more greenery to create a more relaxed environment
for people walking or resting, as well as public recreational opportunities of many types.
The Proponent believes strongly that the urban spaces that are created by the Project need
to feel and be very public and accessible to all residents and visitors — whether or not
someone is shopping at a store, eating at a café or restaurant, or visiting one of the civic and
cultural attractions in the District. The changes described in this submission are intended to
provide places that feel comfortable to everyone and that are highly public and enjoyable to
all.
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9. The Proponent has expanded the size of Harbor Way and Harbor Square park to increase
the amount of park space on the L-Blocks compared to the Current PDA Plan and to
enhance the public nature of these spaces to ensure that all members of the public feel
welcome in these truly public spaces.

In response to community comments, the Proponent has enlarged the public spaces in
Harbor Way and Harbor Square park to make the space feel more welcoming, inviting,
public, and accessible both from the surrounding public streets and for pedestrians walking
through the space.

Harbor Square park has been expanded to provide 1.5 acres of park space between Autumn
Lane and Congress Street (Harbor Way) and Boston Wharf Road and East Service Road
(Harbor Lanes) - over 20% more total public open space than was planned for Blocks L3-L6
in the 2010 Project. Furthermore, the NPC Project now provides over twice as much
contiguous area of park space (66,000 + sf) within Harbor Square than was included in the
2010 Project (30,600 sf), since the 2010 Project included various open space areas on the
L-Blocks that were separated by two vehicular roadways.

This expansion of the public realm and the increased amount of public open space on the
L-Blocks will provide a signature park that will benefit not only the buildings within Seaport
Square and their residents but also the entire neighborhood. Harbor Square will become a
major multi-use public amenity that will be enjoyed by a diverse audience of residents and
visitors coming to shop, eat, visit a cultural attraction, pass through on the way to work or
home, engage in recreational activity, or just relaxing and enjoying the urban scene.

Similar to Seaport Hill park contemplated in the 2010 Project, Harbor Square park and the
adjacent Harbor Way will include numerous neighborhood amenities serving the
surrounding residential uses, such as a children’s play area, sculpture garden, and flower
garden, areas suitable for outdoor recreation, and areas of respite and relaxation. The
reconceived Harbor Square will also feature numerous other amenities that were not
proposed as part of the 2010 Seaport Hill plan such as extensive loose public seating, a
second children’s play area, physical and utility infrastructure to support a wide variety of
public events such as ice skating, theater and/or musical performances, dynamic and/or
digital public art displays (such as the 2015 Electric Pilgrims show on Channel Center
Street), farmers’ markets, and other types of public events that rely on pre-planned
infrastructure to be successful.

1.2  Project Information
1.2.71 Project Description

The Project is rapidly transforming 23 acres of land formerly used as surface parking lots
into a vibrant, 24/7 neighborhood, just steps from the waterfront and Boston’s Financial
District. Using thoughtful principles of urban planning and enhanced by a diverse and
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dense complement of retail, restaurant, and entertainment uses, this master planned
development is weaving together a unique fabric of residences, offices, shops, restaurants,
civic uses, hotels, and open spaces spanning 20 city blocks. Retail is a major component of
the Project, occupying the ground floor, and the second and third floors in some cases, of
most of the buildings within the Project Site. The retail and restaurant amenities throughout
the Project are currently characterized by, and are planned to continue to provide, a blend
of local and regional stores and boutiques mixed with larger national retailers to create a
unique and vibrant retail mix that is already re-orienting the entire city’s retail and
restaurant landscape. Large retail tenants, such as a full-service neighborhood supermarket,
will also be included. The entire development will be distinguished by its commitment to
sustainable design; the Project is already a Pre-Certified LEED-ND Gold Plan. The NPC
Project includes a slight reduction in the square footage of retail included in the Project as a
result of built conditions at Blocks K and L1, but does not fundamentally change the 2010
Project’s original and consistent objective of creating an intense and active retail, restaurant,
and entertainment destination in the Seaport with a heavy emphasis on creating great retail-
lined pedestrian streets and pathways throughout the District.

The Project will continue to be served by the major public infrastructure improvements
constructed in recent years, including the MBTA Silver Line and improved access to major
local arteries and 1-90 and 1-93. The new growth contemplated by both the 2010 Project
and the NPC Project has been guided by the BRA’s Seaport Public Realm Plan and the
South Boston Municipal Harbor Plan, as well as more recent initiatives such as Housing a
Changing City: Boston 2030, ImagineBoston 2030, GoBoston 2030, the BostonCreates
Cultural Plan, and the City of Boston’s focus on growing the Innovation Economy sector by
attracting new and innovative uses to the Seaport District.

While only partially completed, the Project has already created significant public realm
benefits, including creating and activating a generous amount of publicly accessibly open
space — green space, new pedestrian ways, and sidewalks. Approximately 9.2 acres or 39%
of the privately-owned Project Site will be public open space, including privately-owned
streets open to public travel. Approximately 7.8 acres or 34% of the Project Site will be
devoted to pedestrian-only open space (e.g., Seaport Common, Courthouse Square, Sea
Green, Harbor Square park, and Block M Courtyard), a 20% increase over the 2010 Project
approvals. It is important to note that significant portions of the new pedestrian-oriented
public open space to be built by the Proponent as part of the Project fall outside of the
limits of the Project Site and therefore are not included in the calculations stated above (i.e.
portions of public sidewalks and median improvements that fall within City-owned public
ways, such as Old Sleeper Street, and public spaces built on land owned by others, such as
the Farnsworth pedestrian link). These improvements provide an additional 3.4 acres of
public open space, bringing the total pedestrian-oriented public space created or improved
by the Project to well over 10 acres.
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In addition to the major new public green spaces already created by the Project’s
construction, the NPC Project will create a major new pedestrian and bicycle link between
Summer Street and the edge of Boston Harbor that will redefine the public image of the
Seaport District and open up new paths of travel for commuters, visitors, and residents alike
to create connections that have never before been possible in the area.

The NPC Project will also continue to make significant improvements to existing public
streets like Boston Wharf Road and East Service Road to ensure that the benefits of the
Project’s public realm improvements and active street-front uses are evenly distributed
across the Project Area for the benefit of all of the streets in the District.

The NPC Project will redefine the streetscape along Seaport Boulevard and create an
improved pedestrian experience along Seaport Boulevard between the Moakley Bridge and
Pier 4 Boulevard. The physical public realm along the Boston Wharf Road, Congress Street,
and East Service Road corridors will be dramatically improved over existing conditions,
which will result in a transformative increase in the retail and restaurant activation of the
public realm and a significantly improved pedestrian environment on these important
public ways.

The NPC Project will help to mitigate and improve certain conditions created by previously
developed blocks such as the loading and service conditions on the north side of Autumn
Lane. The NPC Project will re-envision this space as an enjoyable and safe pedestrian-
oriented place that will continue to provide essential vehicular access to the adjacent blocks
L1, L2, L3, and L4 but that will emphasize and promote a pleasant and well-appointed
pedestrian connection from Boston Wharf Road laterally through the Project Site to East
Service Road.

The Project has already begun to fill an existing urban void and to link together separate
clusters of diverse activity and urban fabric by establishing a series of connections between
the Financial District, the waterfront area, the Fort Point Channel Landmark District, and the
Fan Pier and Pier 4 projects. These connections stitch together previously isolated
destinations such as the Institute of Contemporary Art, the Seaport World Trade Center, and
the Boston Convention and Exhibition Center (“BCEC”). Building on the successes of the
2010 Project, the NPC Project seeks to apply the lessons learned over the intervening seven
years, respond to the changing dynamics in the Seaport District and along the major streets
in the Fort Point Channel Landmark District, and provide further public realm
improvements that will help to organize and weave together the entire complement of
buildings, streets, and public realm amenities, that together comprise the Seaport Square
Project.
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1.2.1.1 Public Spaces

The Project as a whole will result in the construction of seven new distinct major public
spaces, several of which have been completed or are under construction. These new
spaces establish important pedestrian and visual connections and provide open space
amenities serving the entire district and beyond; Seaport Common, the home of the
Massachusetts Fallen Heroes Memorial, is already an important public green space that has
become a destination for visitors from around the state and across the nation. The major
public spaces that have been or will be created in connection with the Project’s
development include:

¢ Re-imagined Seaport Boulevard and Public Art Corridor;

¢ Seaport Common (Block F);

¢ Sea Green (f/k/a Block Q Park);

¢ Harbor Way between Summer Street and the water’s edge;

¢ Harbor Square park within the Blocks L3-L6 (f/k/a Seaport Hill);
¢ Block M Courtyard; and

¢ Courthouse Square on Blocks B & C.

This network of major public open spaces is described in greater detail below, and shown
in Figures 1-3 and 1-4; these major improvements also complement smaller but also very
important pocket parks such as the Farnsworth Plaza adjacent to the Yotel building and the
planned Performance Plaza open space at the base of the Summer Steps at Blocks N and P.
In total, the Project’s open space network will represent the full spectrum of open space
types, from larger green spaces such as Sea Green and Seaport Common that are well-
appointed active recreational spaces for people of all ages and pets, to more activated, cafe-
lined hardscape spaces that contribute greatly to the vibrancy and energy of the entire
district, to contemplative areas of respite within each major park area. The open spaces
proposed specifically as part of the NPC Project are intended to further diversify the range
of public spaces that populate the Seaport District and also to implement a vision for the
unification and organization of previously constructed elements of the Seaport. The
Proponent’s close observations of the use of existing green spaces in the Seaport (i.e. Fan
Pier Green, Sea Green, and Seaport Common) have directly influenced the design and
character of the remaining public open spaces proposed as part of the NPC Project.

Above all, the Proponent is committed to creating public spaces that are emphatically
welcoming and public; although the 2010 Project always envisioned a major retail and
restaurant presence in the District, the Proponent emphasizes that all of the public spaces
built as part of the Project will be open to all at all times and feel welcoming to all, subject
only to rules and regulations similar to other open spaces across the city that are designed
to promote public enjoyment and protect public safety.
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1.2.1.2 Seaport Boulevard

Seaport Boulevard is the main axis connecting Downtown Boston to the Seaport District
and today has a physical scale and materials palette that is not conducive to a world-class
pedestrian experience. A corridor-wide series of improvements between Sleeper Street and
Pier 4 Boulevard is planned and partially under construction to complement recent
improvements made in connection with the development of Blocks B, C, F, H, J, K, and L1.
Once improved as contemplated, Seaport Boulevard will bring a new street experience to
the City. Tree-lined and furnishing-rich sidewalks and a wide, landscaped median planted
with mature trees and public art installations, will create a pleasant, visually interesting,
tree-canopied stroll for pedestrians from the Financial District to Harbor Way and beyond to
the World Trade Center complex. Small local shops and boutiques will be interspersed
with national retailers and restaurants to create a vibrant streetscape consistent with the
vision for a world-class 21* century Boston neighborhood. Already this transformation has
begun, with modest improvements and the addition of new retail and restaurant amenities
in Blocks K and L1, with many more such amenities under construction in Blocks B and C,
which are expected to be completed in the fall of 2017. The Seaport Boulevard pedestrian
experience will also be enhanced dramatically by the addition of three levels of retail and
entertainment amenities in Blocks B and C (One Seaport, the Benjamin and Via buildings).
The theater, bowling, restaurant, and fitness amenities to be constructed in this complex
will be major regional destinations for visitors to the Seaport District, adding significant
street life and vitality at the gateway to the District.

The Project will also provide new restaurants, retailers, local services, and cafes for area
employees and neighborhood residents to enjoy along Seaport Boulevard. Retail and
restaurant amenities that have been opened along Seaport Boulevard and Harbor Way have
experienced great popularity among residents, office workers, and visitors to Seaport. For
example, CVS Pharmacy has opened in Block K along Seaport Boulevard, providing a long-
sought major neighborhood amenity, alongside several other small restaurants, cafes, and
local services.

Seaport Boulevard will continue to emerge as a retail promenade of regional prominence,
not only enhancing the pedestrian experience but also providing safer and more efficient
bicycle and motor vehicle circulation capacity. The Proponent has updated and enhanced
the Seaport Boulevard Median improvements planned as part of the 2010 approvals. The
landscape architect of the High Line Park in New York City, James Corner Field Operations,
led the design of these improvements to Seaport Boulevard, which synthesize with and
complement the existing sidewalk improvements to ensure continuity of the materials
palette throughout the Seaport Boulevard corridor.

These major improvements to the Seaport Boulevard medians are currently under
construction, to include large caliper street trees, understory plantings, and a series of
platforms for public art installations that will be curated by the Proponent to help create a
beautiful and interesting pedestrian experience all along the Seaport Boulevard corridor.
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These improvements, as well as associated geometric adjustments and lane width
adjustments, such as increases in the travel and width from 10’0” to 10’6” to better serve
commercial traffic from the port area east of the Project Site (as described further in Section
2.1.6.5) and the addition of parking protected bicycle lanes, have been approved by
applicable City of Boston agencies and are under construction under the regulatory
umbrella of the 2010 Project; these improvements are not subject to review as part of the
NPC Project. The existing condition of the Seaport Boulevard Median and improvements
are shown on Figures 1-5 and 1-6.

A gracious sidewalk with a row of trees is planned for (and in the case of Blocks B, C, and
F, has been constructed on) the north side of Seaport Boulevard to accommodate generous
outdoor seating areas and sidewalk entertainment. A wide sidewalk with a single row of
trees is planned for (and in the cases of Blocks H, J, K, and L1, has been constructed on) the
south side of the Boulevard.

The buildings that line Seaport Boulevard are designed to mediate two distinct urban
fabrics: on the northern side of the Boulevard, a series of taller buildings matches the
height of the Fan Pier buildings and provides a clear and activated urban edge to the
waterfront area, while buildings along the southern side of the Boulevard along the length
of the northern edge of the Fort Point Channel Landmark District extend the scale, massing,
and height of the adjacent industrial brick warehouse fabric, creating an architecturally
distinct edge to the Fort Point Channel Landmark District. The transition in scale and
massing of these two different streetwall conditions along Seaport Boulevard has been
further articulated by each building’s planned architecture. The two major NPC Project
buildings proposed along the north side of Seaport Boulevard, on Blocks D and G, will
continue this pattern and will create active streetwalls consisting of multi-level retail,
restaurant, and civic/cultural uses to complete the pedestrian-oriented fabric of this
important urban boulevard.

1.2.1.3 Seaport Common

Seaport Common is a multi-functional urban open space that is located alongside District
Hall and directly across the street from Fan Pier Green. It stands at the intersection of the
area’s major urban axes and acts as a focal point of activity and public access for the
Seaport District and adjacent developments. Defined by Seaport Boulevard on one side
and Northern Avenue on the other, it connects to the Fan Pier Green, creating a continuous
public space that reaches the waterfront and connects directly to the Harborwalk.

Construction of Seaport Common was completed in the spring of 2016 and already it has
become a hub of neighborhood activity and a regional destination. In connection with the
Proponent’s ownership and stewardship of Seaport Common and commitment to creating a
21" century neighborhood for all Bostonians, the Proponent has engaged in a program of
public events and activities on Seaport Common since the summer of 2016.
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These activities have included regular fitness classes, a successful speaker series, a Boston
Symphony Orchestra concert, a cooking demonstration, a neighborhood holiday festival
(the first annual Seaport Holiday Tree lighting), and a series of other events all free and
open to the public that are designed to create a sense of community centered on Seaport
Common. The Proponent has also introduced a Farmer’s Market, plentiful public seating, a
summer concert series, and other additions to the life of Seaport Common that have made it
a well-used and much-enjoyed addition to the public realm in the Seaport. The
Massachusetts Fallen Heroes organization has also hosted a number of events in Seaport
Common that have further activated the space since the dedication of the Massachusetts
Fallen Heroes Memorial in May of 2016. Despite having been complete for just over one
year, Seaport Common is already fulfilling its intended purpose as a major piece of
common ground for the Seaport and beyond, and hosted numerous public activities and
events that add vitality and interest to the Seaport District for residents, workers, and visitors
alike. Already, tens of thousands of members of the public have enjoyed Seaport
Common’s public amenities, and many thousands have participated in the Proponent’s
public programs on Seaport Common in the summer of 2017 alone. The Proponent intends
to expand its programming and public event series in Seaport Common in the years to
come based on the success of the public programming to date.

As contemplated in the 2010 Project, the Proponent will construct a new MBTA head
house/station entrance adjacent to Seaport Common to further enhance and promote public
access to this important public amenity and connection to Fan Pier Green. When the Silver
Line Phase Il infrastructure was built and opened in 2004, it was the hope of the public and
the MBTA that future development in the Seaport District would embrace the new bus rapid
transit (“BRT”) mode of public transportation. Today, the Silver Line is indeed a major
mode of commuting for residents and employees of the Seaport. A prominent Silver Line
head house at the southeast Seaport Boulevard corner of Seaport Common, which will be
constructed in connection with the development of Block D, is a natural nexus for activity
and people that will both enhance the success of the public open space immediately
adjacent and provide a more convenient point of access to the Silver Line for employees in
the Fan Pier, Pier 4, and Block D, L1, L2, L4, and L5 office buildings than is offered by the
current head house locations. The location of this head house, with direct visual and
pedestrian access to the water’s edge, will promote public access to the waterfront through
a network of permanent public open space, from Seaport Common and Fan Pier Green to
the Harborwalk.

The NPC proposes to expand the footprint of Seaport Common beyond current approvals to
further enhance the public realm in the Seaport. Further detail on this commitment to
increasing the size of this important public open space is included in Section 1.2.1.5.

4698/Seaport Square 7-18 Introduction/Project Summary
Epsilon Associates, Inc.



1.2.1.4 Courthouse Square

Courthouse Square is an outdoor public space located across from the Moakley Federal
Courthouse. It connects Seaport Boulevard to Northern Avenue with a 17,000 square foot
public piazza lined with retail, restaurants, and entries to upper-level restaurant and
entertainment uses. This broad public space, located on Blocks B and C, has been
constructed to include electrical, digital, and other physical infrastructure and movable
street furniture that will allow the space to be programmed with public activities that will
make Courthouse Square an inviting and well-used public space. Complementing several
more public spaces in the immediate vicinity oriented to active recreational use, such as
Seaport Common, Fan Pier Green, and Sea Green (in addition to the Harborwalk),
Courthouse Square is viewed as a lively, vibrant public place, situated among the almost
250,000 square feet (sf) of retail, restaurant, and entertainment uses, and between the two
residential buildings that comprise the One Seaport project. Ample public seating, similar
to the loose tables and chairs set out on Seaport Common and the section of Harbor Way
adjacent to Block L1, will be set out by the Proponent to emphasize the public nature of
this space as a place for all to enjoy.

1.2.1.5 Harbor Way

The NPC Project proposes to create a major new north-south multimodal connection
between Summer Street and the Harbor’s edge called Harbor Way. This new axis of travel
will create a north-south pedestrian and bicycle thoroughfare through the heart of the
Seaport District that will help to organize and unify the development blocks within the
Project Area and serve as a major public open space and transportation amenity to
residents, commuters, and visitors. Harbor Way is emblematic of the Proponent’s
commitment to creating an extraordinary sense of public place for people and bicycles
throughout the Seaport, addressing many of the past concerns about the district’s existing
car-centric conditions. Harbor Way will also serve as a “Cultural Corridor” connecting the
Institute of Contemporary Art (“ICA”) to the BCEC and multiple other new and existing
cultural institutions and installations in the vicinity of the Project, including the Seaport
Performing Arts Center and Fort Point Community Theater. The intent of the Cultural
Corridor is to establish the area as a new cultural destination for the City, activating the
South Boston waterfront and contributing to its economic success and neighborhood quality
of life. Additional cultural and civic uses designed to reflect the diverse needs of the City’s
cultural community will be infused into the Blocks along Harbor Way to help create a
meaningful cultural destination in the Seaport. The nature of these cultural facilities will be
informed by the needs identified in conversations with local cultural organizations and with
the BostonCreates Cultural Plan and the Performing Arts Facilities Assessment, both recently
completed by the City of Boston. As described more fully in Section 2.3.1, additional
cultural and civic uses designed to reflect the diverse needs of the City’s cultural community
will be infused into the blocks along Harbor Way to help create a meaningful cultural
destination in the Seaport.
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The NPC Project differs from the originally approved 2010 Project in that Harbor Way is
envisioned as an entirely pedestrian-oriented amenity; it no longer includes a new vehicular
bridge over Congress Street to Summer Street. Furthermore, the Harbor Way corridor will
extend from Summer Street past Seaport Boulevard and Northern Avenue and link to Fan
Pier’s Harbor Shore Drive and the new water transportation terminal recently completed by
the Fan Pier development. This important connection will also facilitate travel from within
the Project Area by water transport, helping to alleviate vehicular congestion on area
roadways and reduce the Project Area’s carbon footprint.

The Proponent notes that the last block of the Harbor Way pathway is owned by the Fallon
Company/Fan Pier LLC. From a pedestrian’s perspective, property boundaries and
ownership should feel invisible and not present any type of visual or physical barrier to the
water’s edge, and the Proponent intends to work in collaboration with the Fallon Company
to harmonize the landscape and hardscape vocabulary along Harbor Way and Harbor
Shore Drive. While the Proponent’s ownership of the Harbor Way pathway will terminate
at Northern Avenue, a wide and high-quality public sidewalk is planned for the west side of
Harbor Shore Drive (and whose outline is currently visible outboard of existing building
structure at this location), and an existing café-lined pedestrian sidewalk has already been
constructed on the eastern side of Harbor Shore Drive leading directly to the front door of
the ICA. In this regard, the major North-South pedestrian axis created by Harbor Way’s
connectivity between Summer Street and Northern Avenue will be continued to the water’s
edge in a manner that feels legible and public to pedestrians wishing to make this
connection regardless of property ownership.

Recognizing the importance of creating multiple paths to the water’s edge, since the NPC
Project was proposed, as requested by the BPDA Urban Design Department, the Proponent
will also introduce a “hinge point” along Harbor Way at Seaport Boulevard to ensure direct
physical and visual connectivity to Seaport Common and Fan Pier Green, two major public
green spaces that provide direct physical and visual connectivity to Boston Harbor and the
Harborwalk as shown on Figure 1-7. While the Proponent believes strongly that multiple
paths of travel to the water’s edge need to be created and maintained, the importance of the
broad visual corridor provided by Seaport Common and Fan Pier Green should be
emphasized as part of the Harbor Way experience. This “hinge point” is created by
adjusting the footprint of the small retail building proposed for Block F to open up a greater
view corridor from the south and north sides of Seaport Boulevard between Harbor Way
and Seaport Common, providing a wide and appealing sidewalk experience on the north
side of Seaport Boulevard to invite pedestrians to filter from Harbor Way into Seaport
Common and beyond to the new MBTA Silver Line headhouse.

This sidewalk experience has been designed as an extension of Seaport Common, rather
than simply a widening of the sidewalk in order to ensure legibility and place visual
emphasis on this important pedestrian connection between Harbor Way and the Seaport
Common/Fan Pier Green urban room.
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Figure 1-7
S E A P D R T Harbor Way — Hinge Point at Seaport Boulevard



Anchoring the waterfront end of the Harbor Way corridor is the ICA’s visionary building, a
globally recognized icon of contemporary culture, and a catalyst for the arts in Boston. The
ICA, Harborwalk, and the new water transportation terminal completed as part of the Fan
Pier development will form the northern terminus of Harbor Way.

Harbor Way is envisioned as a richly landscaped and hardscaped pedestrian boulevard of
exceptional urban design quality and visual interest. It is being designed by James Corner
Field Operations. Harbor Way will be lined along its entire length with active public uses
such as restaurants and cafes, retail shops, entertainment/recreational venues, and
cultural/civic uses.  Public art installations will create visual interest all along the
approximately 1/3-mile length of the Harbor Way corridor, and pedestrian wayfinding and
visual cues — in addition to the direct view corridor to the Harbor from the top of the
Summer Street stairs - will help to promote connectivity to the water’s edge all the way back
to Summer Street.

In addition to serving an important district-wide role as a linear pedestrian promenade,
Harbor Way will be anchored at the center of Blocks L3-L6 by a major public open space.
This space, Harbor Square park, is in the location of open space planned as part of the 2010
Project, but the design of this space has been further developed in the NPC Project to add
more public vitality and pedestrian connectivity to the district as a whole, and the size of
the central park area has been increased from the original 2010 Project so that Blocks L3-L6
have more contiguous, public, pedestrian-oriented open space available for public
enjoyment than the 2010 Project provided. The 2010 Project provided approximately
30,600 sf of contiguous public space (the central park area surrounded by a vehicular
street). Additional hardscape areas outside the vehicular ring-road that circulated through
the L-Blocks in the 2010 Project were counted towards a total open space area of 55,000 sf
(1.25 acres) but this area was non-contiguous and separated by vehicular uses. The NPC
Project, as now amended, offers more than 66,000 sf of contiguous park area (over 1.5
acres) without any interruption by vehicular uses. A comparison of the 2010 Project public
space and the NPC Project public space at Blocks L3-L6, N and P is provided in Figure 1-8.

Most importantly, Harbor Square park has been brought down to the grade of the
surrounding public streetscape, resulting in a significant improvement in visibility,
accessibility, and its ability to feel welcoming to the public from surrounding public streets
and the Fort Point neighborhood.

Unlike the 2010 Seaport Hill public space, which was not visible from the surrounding
public streets and required users to ascend several flights of steps to access it, the NPC
Project’s plan for Harbor Square park will not only promote easy and welcoming public
access from all four sides of the block without physical or visual barriers, it will also
promote and facilitate easy east-west and north-south connections through Blocks L3-L6
because all of the connections through these blocks are now proposed to be at grade and
easily visible instead of up flights of stairs and hidden from view.
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Harbor Way will also create a new connection between the major east-west axes of
Summer and Congress streets and the Harborwalk at the edge of Boston Harbor, completing
an approximately 1.5-mile “Harbor Loop” that provides pedestrians and bicyclists with a
diverse set of experiences. Starting from the ICA, the first mile of the loop curves along Fan
Pier and south along the edge of Fort Point Channel, then turns east through the historic
architecture of the Fort Point Channel Landmark District, before turning north to close the
loop along Harbor Way, a contemporary and bustling linear public open space lined with
world-class retail, cafes, and cultural amenities. The Harbor Loop will take its place
alongside other beloved and quintessentially Bostonian walking routes, such as the
Commonwealth Avenue Mall, Charles River Esplanade, Jamaica Pond circuit, Castle Island,
and Rose Kennedy Greenway.

From a broader area-wide planning perspective, Harbor Way will also create a major axis of
travel that will help knit together future development on the U.S. Postal Service land
located south of Summer Street. As a major organizing feature of the central Seaport,
Harbor Way creates a strong framework for long-range future growth south of Summer
Street and provides a future connection to open space networks beyond the Seaport
District, such as the South Bay Harbor Trail and its connection to the Emerald Necklace via
Melnea Cass Boulevard (see Figure 1-9).

1.2.1.6 Harbor Square Park

The Harbor Way district-wide linear public open space will be anchored by multi-use
community-oriented public open space called Harbor Square park at the center of Blocks
L3-L6, comprising over 66,000 sf of contiguous park space ringed with active public uses
including cafes, restaurants, civic and cultural uses, and building entries and public
through-block connections to enhance pedestrian porosity between this major public space
and the surrounding streets and neighborhood beyond.

Designed by world-renowned landscape architecture firm James Corner Field Operations,
Harbor Square park is envisioned as a hub of year-round activity in the Seaport District for
residents and visitors alike, and a diverse public open space that provides both areas of
respite and quiet contemplation, opportunities for active recreation, as well as active edges
that will create a vibrant and interesting pedestrian pathway through the entire district.
Harbor Square park takes its landscape cues from the New England woodlands, and will be
ringed with multiple levels of retail, cafes, civic/cultural uses, and restaurants with hundreds
of public, unassigned outdoor seats creating an active gathering place that can play host to
seasonal events and activities as well as a central green space that will provide a respite
from the hustle and bustle of the surrounding city and opportunities for recreational
activities.
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The central green space within Harbor Square park will be richly landscaped to provide an
area of respite and calm, but also endowed with a network of event-related infrastructure
including power, digital infrastructure, water supply and natural gas connections, sanitary
facilities, and other services that would be needed to support major public events during
certain periods. This space will also be of a scale and landscape palette suitable for
recreational activities such as fitness classes, children’s play, and various other outdoor
recreational activities.

The flexibility built into Harbor Square park is essential to hosting the variety and frequency
of public events envisioned for the space. With Harbor Square park as their center of
gravity, episodic seasonal events such as farmers’ markets, fashion shows, seasonal festivals,
and craft fairs will be able to spill onto Harbor Way to extend public activity north and
south throughout the Project Area. In addition to the major axial connections to the north
and south along Harbor Way, Harbor Square park will also feature smaller, more intimate
and distinctly Bostonian angled pedestrian lanes leading east and west (Harbor Lanes),
which are aligned visually with points of interest, the Sea Green (Block Q) open space to
the west across Boston Wharf Road and the prominent “bullnose” architectural element of
the Block M project to the east, which will be a major retail hub and destination. A view
corridor directly through the entire block from Q Park to the M Block “bullnose” will be
maintained as well to promote pedestrian movement through the block. This visual
connectivity through the entirety of the L-Blocks is something new to the NPC Project, as
the 2010 Project elevated the central courtyard of the L-Blocks approximately 20 feet above
grade, preventing any visibility through the block from the surrounding public streets.

Harbor Square park and Harbor Way will contain two children’s play areas, and a sculpture
garden, as proposed in the 2010 Project. In general, the Proponent envisions major public
events and activities as episodic enhancements to a park whose central purpose is to play
an important role in the hour-to-hour and day-to-day life of residents, employees, and
visitors to the district.

The Proponent has observed that a vibrant 21 century neighborhood needs both passive
and active open spaces to thrive. The adjustments made to Harbor Square park since the
NPC Project submission will provide an important balance of quiet contemplative green
space, opportunities for active recreation, public activations and cultural events that will be
both regional draws and neighborhood amenities to support the daily rhythm of the
growing residential population and cultural identity of the Seaport District.

1.2.1.7 Sea Green (f/k/a Q Park)

The first major public realm amenity within the Seaport Square Project to be completed was
a 3/4-acre active recreational use space located on Block Q of the Project. This public open
space was initially known as Q Park but has been re-named Sea Green in reference to its
large lawn area. In addition to a large green space, Sea Green features a popular
neighborhood dog run and active use amenities such as a half-court basketball court and a
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well-appointed children’s play area that includes a variety of active play equipment. In the
years since Sea Green’s completion, it has become a focal point of neighborhood use by
residents and employees, and a primary destination for dog owners in the area. To further
enhance the community focus of Sea Green, the Proponent has sponsored and arranged a
number of free public activities on Sea Green in 2016 and 2017, including fitness classes, a
popular and interactive public art installation, “Yappy Hours” for pet owners, and a Boston
Ballet performance. Sea Green is an important complement to the spectrum of public open
spaces in the Seaport District because it includes a mix of open green areas and special-
purpose hardscape areas dedicated to active recreational use by all ages.

1.2.1.8 Block M Courtyard

Anchoring the center of the 3.4-acre Block M development site will be an intimate and
bustling public space modeled on the café-lined town squares found in small European
towns and quieter pockets of large European cities. Dominated by a rich materials palette
and diverse array of building architecture surrounding the central public space, the Block M
Courtyard will be a place of respite from the surrounding city fabric, offering a range of
café, dining, and boutique shopping experiences. The central courtyard is connected to
surrounding streets on three sides of the project Block by intimately scaled, boutique-lined
pedestrian ways that connect to Harbor Square park across East Service Road to the west
and the water’s edge across Seaport Boulevard to the north and northeast. The Block M
Courtyard, with a total public realm area of 14,050 sf (1/3 acre), provides yet another type
of urban room within the Seaport Square Project that will contribute to the diversity of
public experiences available within the Project Area and further enhance the public’s
enjoyment of the Seaport District.

In general, the Proponent’s proposed public open spaces are intended to provide a variety
of opportunities for all members of the public to enjoy both active urban experiences,
passive areas of respite and contemplation, and active recreational opportunities. These
public open spaces are designed to be emphatically public and welcoming, and are aligned
also to create and promote connectivity from Summer Street to the beautiful public spaces
both existing and currently under construction at the edge of Boston Harbor.

1.2.2 Development Program

Table 1-1 summarizes the distribution of land uses across the NPC Project. It is not
intended to be a definitive determination of which uses will be located on which
development sites within the NPC Project Site, and the total gross floor area of each
category of use may evolve during the buildout of the NPC Project. For example,
depending on multiple factors, hotel or residential uses may ultimately be located on any of
the development blocks within the NPC Project Site, or commercial or retail uses may be
redistributed within the NPC Project Site to accommodate specific user requirements.
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In response to feedback received on the NPC, the Proponent has reduced the gross floor
area of the future building on Block F by approximately 80,000 square feet, to
approximately 30,000 square feet. The building on Block L3 has been reduced by
approximately 5,000 square feet, the Block L5 building by approximately 15,000, and the
building on Block L6 by approximately 5,000 square feet. The gross floor area for the
building on Block P has been increased by approximately 25,000 square feet. In total, the
building program proposed in this SIR has been reduced by approximately 80,000 square

feet.
Table 1-1 Approximate Dimensions and Uses of the NPC Project Blocks
Ret'ai]/ ' ' Office / Civie/
Block Total (gfa) Enterta}lnment/ Residential Researqh/ Hotel Educational
Performing Arts** (gfa) Performing (gfa) (afa)
(gfa) Arts** (gfa)
Block D 499,400 69,400 - 425,000 - 5,000
Block F 30,000* 28,500 - - 1,500
Block G 671,800 85,800 581,000 - - 5,000
Block L3 417,000 54,000 363,000 - - -
Block L4 523,540 81,000 - 442,540 - -
Block L5 707,000 107,000 - 600,000 - -
Block L6 338,000 50,000 - - 288,000 -
Block N 422,000 72,000 350,000 - - -
Block P 591,000 100,000 - 491,000 - -
Block Q 4,000 4,000 - - - -
TOTAL 4,215,740 663,700 1,294,000 | 1,958,540 | 288,000 11,500

*  Not including 12,000 GFA for District Hall.
**  Performing Arts facilities will contain a minimum of approximately 750 total seats of audience capacity and will be

accommodated in Retail and/or Office/Research portions of the NPC Project.

1.2.3

Distribution of Land Uses

The 2010 Project included 23 buildings of varying sizes on 20 Blocks with a total of
approximately 6.3 million sf of gross floor area of total development. The NPC Project will
include approximately 4.2 million sf of gross floor area of development, representing a
significant increase in the number of housing units and density of innovation office space
spread across the Project Area. When combined with the approximately 3.4 million sf of
gross floor area constructed or in development on the Developed Blocks, the total Project
build-out is expected to yield approximately 7.6 million sf.

The NPC Project contemplates:
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¢ Increasing the total gross floor area of residential uses for the Project from 2.8
million sf to up to 3.2 million sf (from approximately 2,500 residential units to up to
approximately 3,200 residential units) to support the continued emergence of a
thriving residential neighborhood in the Seaport District;

¢ Increasing the total gross floor area of office/innovation uses from approximately 1.2
million sf to up to 2.8 million sf to support the continued growth of the City’s
innovation economy;

¢ Maintaining approximately 1.1 million sf of retail, restaurant, services, and
entertainment uses within the Project as always envisioned for Seaport Square to
create a vibrant retail and dining hub serving the city’s residential, business, and
visitor communities alike;

¢ Introducing a diverse array of cultural and civic uses across the NPC Project Blocks
that is reflective of the current needs and interests of Boston’s arts and cultural
community; the square footage of these uses is included in either the retail or office
gross floor area figures as these uses will be introduced on the lower (retail) floors of
Blocks within the Project Site but in some cases may extend up into the office floors
of certain buildings depending on the volumetric configuration of the performing
arts spaces;

¢ Building a total of up to 500,000 sf of hotel uses within the Project to support the
visitor economy in Boston. It is important to note that no expansion of existing
approvals for hotel uses is being proposed as part of the NPC Project; in fact the
square footage of hotel uses proposed as part of the NPC Project is less than the
existing approvals for the 2010 Project;

¢ Creating Harbor Way - the pedestrian focused and amenity rich path through the L
Blocks, across Seaport Boulevard and that continues through the Fan Pier
development to the water’s edge;

¢ Building the Summer Street Steps as described in Section 1.2.3.2 and a
complementary accessible route to provide access from the elevated Summer Street
corridor to Congress Street and the rest of the Seaport District; and

¢ Reducing the overall number of parking spaces to be constructed to moderate the
number of vehicular trips into and out of the District on a daily basis.

The focus of the proposed increase in development density includes the provision of
additional housing opportunities in the Project Area consistent with the City of Boston’s
policy objective of creating 53,000 additional housing units by 2030, and in support of the
Seaport’s continued emergence as a unique and vibrant residential neighborhood. Housing
will be the predominant use within the Seaport Square project, with over 40% of the gross
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floor area contemplated to be devoted to residential uses. Over half of the square footage
of the Seaport Square project that has already been constructed or is currently under
construction has been devoted to residential uses, illustrating the importance of residential
density as part of the Project’s development.

The NPC Project will also provide additional spaces to accommodate the growth of the
Seaport’s innovation economy, since the 2010 Project’s original formulation pre-dated the
emergence of a robust innovation ecosystem in the Seaport District and the arrival of
employers such as Vertex Pharmaceuticals, GE, Amazon, Red Hat, LogMeln, and many
others. Today, the NPC Project Site represents one of the last opportunities to attract major
innovation economy companies to the Seaport due to the lack of other available
development sites located near transit, residential density, and the diverse array of
community and cultural amenities that these types of employers seek out nationally.

The 2010 Project included approximately 6,500 parking spaces to be constructed in
subsurface garages. In light of the importance of mitigating transportation impacts in the
Seaport District and the rapidly changing dynamics surrounding personal vehicle usage in
newly developed areas like the Seaport, the NPC Project is proposing to reduce significantly
the number of parking spaces constructed within the Project Site to approximately 5,500
spaces — a 15% reduction in total parking count and an even further reduction in parking
ratios. Empirical evidence described in Section 2.1.2.1 of this filing demonstrates that the
actual vehicle utilization rates for office uses within the Project Area, based on projects
completed to date, is well below projections made in 2009-2010, which preceded the
advent of the shared MCCA shuttle service, ridesharing services such as Uber and Lyft, and
the growth of the City of Boston’s Hubway bicycle sharing system.

Every building within the Project Area, with the exception of the relocated Chapel on Block
H, will include retail, restaurant, and/or service uses at ground level to provide an inviting
and animated pedestrian experience throughout the District. Based on the lessons learned
since the 2010 Project’s approval and the emergence of a robust residential community in
the area demanding local services, the Proponent is proposing to continue to blend smaller,
local boutiques, cafés, and restaurants with larger national retailers, restaurants, and
entertainment venues to create a vibrant, authentic, and regionally attractive retail
environment that provides a diverse array of local neighborhood amenities for local
residents and employees as well as regional draws that will add street life and vitality to the
District on an 18-hour basis.

The following three tables summarize the NPC Project. Table 1-2 shows the square footage
of uses by Block.
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Table 1-2

Project Program (including NPC Project changes) — Uses by Block

. Office /
Retail / Research / Civic/
Entertainment / Residential . Hotel .
Block Total (GFA) Performing Arts** (GEA) Performing (GEA) Educational
GFA) Arts** (GFA)
(GFA)
Block A* 85,800 - - - 83,800 2,000
Block B*
980,000 230,000 750,000 - - -
Block C*
Block D 499,400 69,400 - 425,000 - 5,000
Block F
(including
District Hall 42,000 40,500 - - - 1,500
already
constructed)
Block G 671,800 85,800 581,000 - - 5,000
Block H* 22,400 - - 16,200 - 6,200
Block J* 99,000 - - - 99,000 -
Block K* 298,732 23,732 275,000 - - -
Block L1* 455,300 20,925 - 434,375 - -
Block L2* 432,038 59,638 - 372,400 - -
Block L3 417,000 54,000 363,000 - - -
Block L4 523,540 81,000 - 442,540 - -
Block L5 707,000 107,000 - 600,000 - -
Block L6 338,000 50,000 - - 288,000 -
Block M1*
1,012,000 125,000 887,000 - - -
Block M2 *
Block N 422,000 72,000 350,000 - - -
Block P 591,000 100,000 - 491,000 - -
Block Q 4,000 4,000 ) - ) )
Total 7,601,010%** 1,122,995 3,206,000 | 2,781,515 | 470,800 19,700
Developed Blocks noted with *
** Performing Arts facilities will contain a minimum of approximately 750 total seats of audience capacity and will be

accommodated in Retail and/or Office/Research portions of the NPC Project.

**%  We note that the project nearing completion on Blocks B and C will contain approximately 980,000 square feet of
gross floor area. The approvals received in 2010 allow the construction of approximately 1,100,000 sf. The NPC
shall not reduce or otherwise limit the right of the owners of Blocks B and C, or the owners of any of the other
Developed Blocks, to exercise rights contained in the approvals for the 2010 Project with respect to their Blocks.
Upon approval of the NPC Project, the total approved gross floor areas of the Project would be approximately 7.7
million square feet.
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This use table summarizes the distribution of land uses across the Project Site but is not
intended to be a definitive determination of which uses will be located on which
development sites within the NPC Project Site. For example, depending on multiple
factors, hotel or residential uses may ultimately be located on any of the development
blocks within the NPC Project Site, or commercial or retail uses may be redistributed within
the NPC Project Site to accommodate specific user requirements.

Performing Arts uses will be proposed to be interchangeable with any other use type on any
block within the NPC Project Site, but the specific Performing Arts venues proposed for
inclusion in the NPC Project will likely be located on the lower floors of buildings whose
predominant uses will be retail and Office/Research (e.g. Blocks P and L5). As a result of
this degree of specificity with respect to location of the proposed Performing Arts facilities,
Performing Arts GFA has been included in each of the Retail and Office/Research columns
in the table above to indicate that Performing Arts uses will be substituted for Retail or
Office/Research uses once the specific use program associated with each of the proposed
Performing Arts facilities has been finalized in partnership with the operator of each of the
proposed facilities. Specific use and density changes proposed in the NPC Project include
the following:

On Block D, the NPC Project, like the 2010 Project, proposes a new office/research
building. The building will have two levels of retail and will include 5,000 sf of civic space
as contemplated in the 2010 Project. The increased density on this Block will help
accommodate the growing innovation economy in the Seaport District and make possible
the extraordinary architectural quality and creativity that is envisioned for this building,
which is being designed by OMA, the firm founded by Rem Koolhaus.

On Block F, the NPC Project has been adjusted since the NPC submission in February of
2017 and now proposes a new retail building similar in scale to the structure already
approved for this Block by the Third Amendment of the Current PDA Plan. The ground
level of the building will be porous, both physically and visually, and will display an
emphasis on physical and visual connectivity through the building and the site between
Harbor Way and Seaport Common as shown on Figure 1-10. A major retail presence is
envisioned along Seaport Boulevard and a public civic space related to the Massachusetts
Fallen Heroes Memorial is planned for the Northern Avenue end of the building. The
building is envisioned as one of extraordinary architectural quality and creativity and will
play an important role in activating Seaport Common with retail, café, and other public
uses, but will remain a “pavilion” building that complements and serves the adjacent park
in terms of scale and use. The inclusion of the Massachusetts Fallen Heroes mourning
room and museum space of minimum 1,500 gsf will create a direct functional and visual
linkage to the Massachusetts Fallen Heroes Memorial within Seaport Common, further
emphasizing the direct relationship between this building and the adjacent public space. In
general, the NPC Project proposes changes to Block F of the Project that increase the size of
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Seaport Square Boston, Massachusetts

Figure 1-10
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the park already located on this parcel beyond the size that is currently required under the
existing Project approvals. This increase in park space on Block F of the Project beyond the
size required under existing approvals will benefit local residents, employees and visitors
alike by contributing to the quality and quantity of the public realm in the Seaport.

In addition to this expansion of the at-grade park on Block F, the revised Block F pavilion
building is proposed to include a public roof terrace that will provide public access to an
elevated vantage point from which to take in the beautiful scenery and activity along the
waterfront. While not counted in the NPC Project’s public open space calculation, this
rooftop public space will nonetheless contribute to the public realm in the Seaport by
providing a different type of outdoor public space.

On Block G, the NPC Project proposes a new residential building (which could potentially
include a hotel) with multiple levels of retail/commercial space on the lower floors to create
a major node of activity and energy at this important central location. The change from
office to residential use on Block G will provide additional housing opportunities adjacent
to other residences recently constructed at the Fan Pier and Pier 4 developments in addition
to Blocks B, C, K and M. Block G will also have retail use on all four sides of the ground
floor. Similar to the 2010 Project, Block G will contain 5,000 square feet of civic space.

The most significant change to the 2010 Project proposed in the NPC is located on Blocks
L3, L4, L5, and L6, at the heart of the NPC Project Site. The 2010 Project envisioned an
elevated and mostly enclosed passive lawn area surrounded by an access roadway and
residential buildings. While commercial and retail uses were allowed in the 2010 Project
on Blocks L3-L6, the NPC Project envisions a more diverse mix of uses on the Blocks L3-L6
and a much more public and accessible pedestrian and retail environment, which will play
a central role in the public open space network of the entire Seaport District by connecting
Summer and Congress Streets directly to the water’s edge at grade.

The proposed upper level uses on Blocks L3, L4, L5 and L6 are residential,
office/research/innovation, performing arts/cultural, and hotel. The ground floor of all four
blocks will be enlivened with retail, cafes, cultural, and entertainment uses along Harbor
Way, Autumn Lane, East Service Road, Congress Street and Boston Wharf Road, ensuring
that the retail and public activity on these blocks benefits all of the surrounding streetscapes
in addition to the major pedestrian spine of Harbor Way that runs through the middle of the
block. There will be one parking garage under these blocks (which may be constructed in
phases) with two entrances/exits. The Proponent is adding density on these four blocks
with both additional residential and office/R&D uses to support the City’s innovation
economy and the “live-work-play” dynamic of a great neighborhood. These blocks
represent some of the last remaining opportunities to attract major innovation economy
employers to the Seaport, especially so close to the kind of dense residential and retail
environment that has proven compelling to new economy employers and employees alike.
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The diverse mix of residential, commercial, and retail uses envisioned on the nearly five-
acre L3-L6 Blocks will ensure an active, pedestrian-oriented 18-hour environment that will
be unlike anything else in Boston.

The diverse mix of public uses surrounding Harbor Square will also ensure that the park
plays an important role in the daily rhythms of residents, employees, and visitors to the
Seaport District as requested in the BPDA’s Urban Design comments, and the location of
public uses like cafes and restaurants, as well as civic and cultural uses on the lower floors
of these buildings will emphasize the very public nature of Harbor Way and Harbor Square
park.

On Blocks N and P, the NPC Project proposes a flexible mix of residential, possibly hotel,
and office/research use above two to three levels of retail and civic/cultural uses on the
lower levels of each building facing both Congress and Summer streets, adjacent to the
Summer Street Steps. This use mix, which is consistent with the mixed-use approach
proposed for Blocks L3-L6, is intended to support a vibrant, 18-hour retail district starting
with a dramatically improved streetscape along Summer Street. The uses proposed for
these Blocks generally are consistent with the 2010 Project, including the creation of the
Seaport Performing Arts Center, most likely on Block P of the NPC Project.

Modest increases in density are proposed for Blocks N and P, with the Block P site area
expanding to include an additional air rights parcel over the 1-90 ramp, which the
Proponent is in the process of acquiring from the Massachusetts Department of
Transportation (MassDOT). This inclusion will allow for a continuous retail streetwall to be
constructed almost as far east as the 1-90 ventilation structure, providing a major public
realm benefit for pedestrians on the currently barren stretch of Summer Street across from
the BCEC.

In general, the NPC Project includes greater density of residential and innovation office
space while maintaining the cluster of retail, restaurant, and entertainment uses originally
envisioned for the District. The Proponent’s vision of creating a dense, vibrant mix of land
uses on one of the largest urban development sites remaining in the Boston area is intended
to promote the continued emergence of a thriving residential neighborhood as well as
promote continued growth of the City’s and the region’s innovation economy and cultural
ecosystem in a uniquely pedestrian-oriented and amenity-rich urban environment.

Table 1-3 compares the block-by-block gross square floor areas proposed as part of the NPC
Project. The “Current Approvals” column lists the square footages for all Blocks approved
in the Current PDA Plan. In the Project Total column, the square footages listed for the
NPC Blocks are those approved in the Current PDA Plan, and the square footages listed for
the Developed Blocks are those approved by the BPDA in the development of those Blocks
and either constructed or under construction. As noted above, the NPC shall not reduce or
otherwise limit the right of the owners of any of the other Developed Blocks, to exercise
rights contained in the approvals for the 2010 Project with respect to their Blocks. We also
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note that for the purposes of analyzing the changes to the Seaport Square project proposed
in the NPC and this Supplemental Impact Report (SIR), the Proponent has used as the
baseline for the Developed Blocks the building programs that have been constructed or are
under construction.

Table 1-3 Seaport Square Program — Total Comparison by Block

Project Total
Block Current (including NPC
Approvals (GFA) Project changes)
(GFA)
Block A* + 81,800 85,800
Block B* + 459,000
980,000

Block C* + 641,000
Block D 465,000 499,400
Block F Park Pavilion (including District Hall) + 35,500 42,000
Block G 535,900 671,800
Block H* + 24,000 22,400
Block J* + 99,000 99,000
Block K* + 293,000 298,732
Block L1* 455,300 455,300
Block L2* + 425,000 432,038
Block L3 215,000 417,000
Block L4 285,000 523,540
Block L5 325,000 707,000
Block L6 240,000 338,000
Block M1* +

1,012,000 1,012,000
Block M2* +
Block N 348,000 422,000
Block P + Air Rights 418,000 591,000
Block Q 4,000 4,000
Total 6,335,200%** 7,601,010

* Indicates Developed Blocks

Developed Blocks that have been the subject of PDA Amendments and/or Notices of Project Change noted
with +

ok We note that the project nearing completion on Blocks B and C will contain approximately 980,000 sf of
gross floor area, but the approvals received in 2010 for those blocks allow the construction of
approximately 1,100,000. The NPC shall not reduce or otherwise limit the right of the owners of Blocks
B and C, or the owners of any of the other Developed Blocks, to exercise rights contained in the
approvals for the 2010 Project with respect to their Blocks. Upon approval for the NPC Project, the total
approved gross floor area of the Project would be approximately 7.7 million sf.

***  We note that the total gross floor area for the Project was not updated by the Third Amendment to
Current PDA Plan; the total of the Block-by-Block maximum gross floor area in the Current PDA Plan is
6,361,500 sf.
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Table 1-4 compares the square footage for each type of use for the Current Approvals and
the NPC Project.

Table 1-4 Seaport Square Program - Use Comparison

Development Program Current NPC Project Difference
P 8 Approvals (GFA) | Total (GFA)
Retail/Entertainment/Performing Arts* 1,237,100 1,122,995 (114,105)
Residential 2,840,800 3,206,000 365,200
Office/Research/Innovation/Performing Arts* * 1,157,300 2,781,515 1,624,215
Hotel 859,200 470,800 (388,400)
Performing Arts:
Cultural/Civic/Educational Included Above*
Civic/Other Included
Civic 243,000 Cultural: 19,700 Above
TOTAL 6,337,400 7,601,010 1,486,910

*  N.B.: Performing Arts uses with a minimum of approximately 750 total seats of audience capacity are
included in the NPC Project GFA totals for Retail and Office/Research uses.

** N.B.: The use distribution listed in this Current Approvals column reflect the uses studied in the DPIR/DEIR,
the Additional Materials, and the FEIR.

The Project has been planned (and partially constructed) with a coordinated mix of
synergistic uses, which together have created a high quality of life for Seaport residents,
workers, and visitors. The NPC Project will continue this successful model of mixing
different uses across the NPC Project Site horizontally and vertically to create a world-
recognized exemplar of a 21* century “live-work-play” neighborhood in one of the world’s
great cities. This section presents a series of diagrams, both in plan and in section,
illustrating distribution of these uses throughout the Project Site and especially within the
NPC Project Site, where this blending of multiple uses will create great urban spaces unlike
anything else in Boston.

Central to the Proponent’s objective of creating multiple great urban spaces and a major
regional retail, restaurant, and entertainment destination is the unique application of multi-
level retail uses in all of the development blocks within the NPC Project Site. The strategy
of enhancing existing public streets such as Boston Wharf Road and East Service Road and
new open spaces with multi-level retail, restaurant, and entertainment uses creates a very
high volume of pedestrian traffic and catalyzes the creation of places that people love to be
and will return to for a variety of reasons. These most successful urban places, like
Newbury Street in Boston or Fifth Avenue in Midtown Manhattan, become character-
defining features of great cities. Based on the success of the modest amount of retail
already opened by the Proponent in the Seaport District, and the Proponent’s strong belief
that great places “Start with the Street,” the Proponent expects that the Seaport Square
Project will become an important mixed-use regional destination in Boston that also serves
the everyday needs of local residents in a way that most retail and entertainment
destinations around the country do not.
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There is a small overall reduction in the total amount of retail proposed in the NPC Project
when compared to the 2010 Project. The Developed Blocks did not include as much retail
as estimated in the 2010 Project (specifically the Skanska developments on Blocks K, L1,
and L2, of which the Proponent purchased and tenanted the retail condominiums upon
each building’s completion by Skanska Commercial Development), though every block in
the NPC Project is projected to meet or exceed the retail programming from 2010 to further
develop the neighborhood feeling of the Seaport District and increase the diversity of retail
amenities available to residents of the area as the NPC Project is developed.

In addition to other areas of the NPC Project Site, retail and other active uses will be
concentrated on Boston Wharf Road and East Service Road to ensure that these major
public streets are dramatically enhanced by the NPC Project and are celebrated as major
pedestrian axes between Congress Street and Seaport Boulevard, Northern Avenue, and the
major public open spaces that exist along the water’s edge.

1.2.3.1 Ground Floor

Throughout the NPC Project Site, public active uses including cafés, restaurants, civic and
cultural spaces, retail, and entertainment uses, which will all enliven the pedestrian
experience with active entrances and seating areas outside, are proposed not only on the
ground floor but also on multiple levels of building podia to raise the level of activity and
visual interest. These active and publicly accessible lower floors will be oriented not only
onto the newly created public spaces such as Harbor Way and Harbor Square park but also
— just as importantly — onto existing public streets such as Boston Wharf Road and East
Service Road to ensure that multiple north-south pathways to the water’s edge are enhanced
and emphasized by the NPC Project. The presence of these ground floor public uses, along
with copious public seating and wayfinding signage along Harbor Way, Boston Wharf
Road, and East Service Road will emphasize the inviting and public nature of each of these
important pathways. See Figures 1-11 through 1-13.

1.2.3.2 Grade Transition to Summer Street

The Proponent proposes to provide direct pedestrian, bicycle, and accessible connections
between the elevated Summer Street viaduct and Congress Street by way of a set of richly
landscaped and hardscaped stairs (the “Summer Street Steps”), a dedicated elevator, and a
cycle ramp to provide a grand civic gesture that also solves a century-old urban design and
access issue.

In response to public and agency comments received regarding the NPC submission, the
Proponent wishes to emphasize in this submission that the accessible route adjacent to the
Summer Street Steps will be easily visible, easily accessible, and designed to create a high-
quality experience for those requiring or choosing to take an accessible route to navigate
the grade change between Summer Street and Congress Street as shown in Figure 1-14.
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Rather than negatively impact the Congress Street streetscape by constructing a new bridge
over the street just east of the Fort Point Channel Landmark District, the Proponent proposes
to create a mid-block pedestrian crossing between Boston Wharf Road and East Service
Road with pedestrian signals that are coordinated with and controlled by the existing traffic
signals on either end of the block. Further discussion of this synchronization and the
sufficiency of the walk time provided by this arrangement is discussed in Section 2.1.8.6 of
this NPC submission.

The pedestrian crossing envisioned for Congress Street will be designed to accommodate
future BRT use of Congress Street at the direction of the street owner (MassDOT), as well as
BTD, as studied in Section 2.1.5.4. The Proponent will commit to making modifications to
this grade crossing as needed to accommodate future BRT use of Congress Street at such
time as BRT infrastructure on Congress Street is installed.

Congress Street has dramatically improved over the past ten years as a destination for
restaurants, cultural, and hotel attractions, as well as the City’s innovation economy, leading
the Proponent to seek a new approach to continuing the vibrant and active streetscape
environment that has recently emerged within in the Fort Point Channel Landmark District.
To this end, no elevated structure will be constructed over Congress Street within the
Project Area and the public realm will be characterized by active retail and restaurant uses,
anchored by the grade-level Harbor Way pedestrian and bicycle linear public open space.
The 2010 Project proposed a truck loading dock facing Congress Street at the location of
the NPC Project’s proposed Harbor Way open space connection; this truck loading dock
has been eliminated in the NPC Project and replaced with a welcoming at-grade public
entrance to the over 1.5-acre Harbor Square park.

The orientation, length and run of the Summer Street Steps were specifically designed to be
visible from Congress Street — so as to ensure a more public and grand entrance and arrival,
rather than being tucked back and hidden within the development as shown in Figure 1-15.
As currently proposed, the Summer Street Steps are highly visible for users travelling from
both the Convention Center as well as those coming from Congress Street and Boston
Wharf Road from the west in the Fort Point neighborhood.

Flanked by trees, a wood boardwalk cascades approximately 24’ down towards Congress
Street forming a series of seating terraces providing ample seating that function for everyday
use as well as amphitheater-like seating for special events. The Summer Street Steps
connecting Summer and Congress streets will be lined on multiple levels with active retail,
entertainment, civic/cultural, and restaurant spaces on the lower two or three floors of
Blocks N and P.
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The planned Seaport Performing Arts Center would provide the opportunity to create a
critical mass of destination uses at the southern end of Harbor Way and be a major origin
and destination for foot traffic ascending and descending the Summer Street Steps, further
activating the public realm. At the foot of the Steps, a new civic plaza and stage has been
designed as an open, flexible, and easily programmable space allowing for a multitude of
formal and informal uses and events.

The plaza also has the potential to work in conjunction with any future adjacent cultural
institutions, allowing for activities and events to spill out into the public realm.

A highly visible public accessible route will also be constructed alongside the Summer
Street Steps for public use. The experience and design quality of this accessible route will
be similar to that of the Summer Street Steps and it is intended that the public would not
need to enter into traditionally privatized space such as a residential or office building
lobby to reach this critical accessibility pathway.

1.2.3.3 Typical Upper Floors

Typical upper floors include a mix of residential, commercial/office, and hotel uses located
above the retail podiums of the NPC Project blocks. Beginning north of Seaport Boulevard
are the residential buildings at Blocks B and C (the One Seaport project), then the proposed
office/research building on Block D. The new building on Block F is envisioned as a small
retail building, while Block G is shown with residential and potentially hotel uses. The
intention of this mix of upper-story use types is to create a variety of complementary uses
along Seaport Boulevard to anchor the northern edge of the Project Site. On the south side
of Seaport Boulevard, Block H is the chapel and small office building, Block ] is the Yotel
hotel and Block K is the residential Watermark Apartments. Additional office buildings are
located at Blocks L1 and L2. Blocks L3-L6 surround the Harbor Square park public space
and are comprised of a mix of residential, potential hotel, cultural, and office uses. Blocks
M1 and M2 are residential towers above multi-level retail podia surrounding an intimate
public space. Residential uses are shown on Block N, and office/research uses are shown
on Block P, rounding out the diverse array of uses that together comprise the mixed-use
Seaport neighborhood. It should also be noted that the NPC Project explicitly attempts to
“mix and match” upper-floor uses among neighboring buildings to avoid uniformity of
building mass along a particular street wall and curate the most vibrant blend of building
architecture possible. It is also envisioned that the use mix within the NPC Project Site will
be flexible, to allow the remaining Blocks of the Seaport District to evolve organically over
time as they are phased in, just as the city as a whole has evolved since its inception. The
overall focus of the Seaport Square Project remains residential uses, which are
contemplated to occupy over 40% of the total floor area in the Project Site and already
represent over half of the total square footage completed or under construction as part of
the Seaport Square Project.

4698/Seaport Square 7-45 Introduction/Project Summary
Epsilon Associates, Inc.



1.2.3.4 Roofs

Green/planted roofs or reflective white/light gray roofs are planned for all buildings.
Wherever there is not mechanical equipment on the rooftops, and space allows, the intent
is to include planting where possible, or high-albedo roof coatings to reduce building
energy use. This sustainable strategy will lead to a reduction in the "heat island effect"
commonly found in large urban areas. Already, Blocks A, B, C, J, K, and L1, have
dedicated large portions of their rooftops to active uses that provide a further distinguishing
dimension to the Seaport District. For example, the public rooftop of Block A has become a
regional destination, affording visitors with a unique vantage point from which to enjoy the
Harbor’s edge and the city skyline beyond.

1.2.3.5 Parking

There are five underground parking garages built or underway at Blocks B and C, K, L1, L2,
and M1/M2. The total number of underground parking spaces permitted in the 2010
Project is approximately 6,500, with approximately 320 legal metered or two-hour on-street
parking spaces.

As in the 2010 Project, the NPC Project contemplates four additional underground garages
at Block D (which would connect to B and C), Blocks F and G, Blocks L3-L6, and Blocks N
and P. The Proponent is committing to reducing the total parking count for the Project to
approximately 5,500 underground parking spaces and approximately 200 legal metered or
two-hour on-street parking spaces to help promote more sustainable commuting patterns.

In addition to these parking facilities (which would include both public parking spaces and
private/accessory spaces dedicated to serving the uses of the buildings above), the
Proponent is planning a more robust car-sharing program than previously contemplated in
the 2010 Project and more curb space dedicated for use by taxis, private ridesharing
services, and private shuttle services, which have become an important mode of transport
for commuters to the Seaport, significantly reducing private vehicle usage for commuting.
These Mobility MicroHUBs are an integral part of the GoBoston 2030 plan and an integral
part of the Proponent’s vision for the NPC Project as a highly mobile, sustainable mixed-use
neighborhood where reliance on personal passenger vehicles can be dramatically reduced
by providing a range of other mobility options to residents, employees, and visitors. This
more public and shared approach to parking and vehicular service infrastructure, coupled
with an expanded bicycle sharing infrastructure, is intended to further reduce the volume of
private auto-based commuting into the Seaport and promote the use of shared
transportation options, both vehicular and bicycle. The proposed Mobility MicroHUBs are
described and shown in Section 2.1.3.2.
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1.2.3.6 Public Realm

To date, the 2010 Project’s development has resulted in the creation of several major new
public spaces within the Project Area and various other public realm improvements spread
across the District. Among the over-arching objectives of the NPC Project is to unify the
entire Project Area by planning and implementing a continuous tapestry of public realm
improvements that will create an inviting and attractive pedestrian experience that causes
residents, employees, and visitors to linger and enjoy all aspects of the Seaport District’s
offerings. To this end, the NPC Project includes a rich variety of green spaces, sidewalks,
and pedestrian ways throughout the Project Area, as well as an intense dedication of ground
level building areas to active public uses that add life and vibrancy to the public streetscape
and to public open spaces lined with retail, cafes, restaurants, and other active public uses.
As detailed elsewhere in this filing, the NPC Project also proposes to enhance the 2010
Project’s commitment to the public realm by creating a major new axis of pedestrian travel
through the Seaport District and a major new public space at Harbor Square park that will
provide a major amenity to residents of the district and also anchor a series of year-round
public events and programs that will enhance the quality and interest of the public realm
district-wide.

The combination of the public spaces constructed as part of the 2010 Project and proposed
as part of the NPC Project connect the surrounding communities and existing public
amenities, dramatically improve public access to and use and enjoyment of Boston’s
waterfront, and create multiple new urban places that already draw residents and visitors
from throughout the South Boston neighborhood and citywide. The public realm plan also
shows how the NPC Project’s open spaces create a continuous system that ties the new
neighborhood to its surroundings: extending the Fort Point Channel Landmark District’s
fabric, connecting to the new grid of the Fan Pier development and allowing its streets to
feed into Seaport Boulevard, extending and connecting Seaport Common to Fan Pier Green,
connecting to the 100 Acres Master Plan area via Boston Wharf Road and the Fort Point
Channel Harborwalk, and strengthening the connection from the Project Site to the
Harborwalk by providing more physical and visual links to it. The completed Harbor Way
connection will also complete the “Harbor Loop,” a 1.5-mile walking path
circumnavigating the Seaport and the Fort Point Channel Landmark District and providing a
recreational, commuting, and neighborhood shopping amenity for residents, employees,
and visitors alike. The Harbor Way connection to the water’s edge will also tie back to the
South Bay Harbor Trail, leading to Dudley Square, and to the South Boston residential
neighborhood over Summer Street.

A description of the urban experiences along Harbor Way, Boston Wharf Road, and East
Service Road connections to the water are described and shown in Section 3.1.2.
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1.2.3.7 Street Sections

The NPC Project will achieve an appropriate balance of neighborhood cohesion and design
diversity that is imperative to the development of a project of this size. This approach to the
design of buildings and continuity of lower-floor retail, restaurant, and other active public
uses will create streetscapes that change along their length and across their width, to
provide a rich pedestrian environment and visual aesthetic as viewed from public ways and
by occupants in nearby buildings. Modest examples of this dedication to improving street
sections within the Project Area are already visible on Old Sleeper Street adjacent to Block
A (the Envoy Hotel) and are currently under construction along Northern Avenue and
Seaport Boulevard in connection with Blocks B and C, and Autumn Lane and East Service
Road with Blocks L2 and M.

Special attention to the quality and scale of street sections will be paid in the remaining
(unbuilt) sections of Boston Wharf Road and East Service Road, where the Proponent is
planning more than 100,000 square feet of first- and second-story retail, restaurant, café,
civic, and cultural uses to create vibrant, active pedestrian-oriented boulevards, consistent
with the 2010 Project’s vision. The massing and facade articulation of the tower portion of
Blocks L3-L6 will be subject to additional study on a project-by-project basis, with the goal
of producing diverse architectural expressions along Boston Wharf Road and East Service
Road to further enliven their architectural character.

On Boston Wharf Road, Blocks K (Watermark) and L1 (101 Seaport) were constructed by
Skanska Commercial Development with a single level of retail (which the Proponent now
owns), and the Proponent will expand upon the success of this street as a pedestrian
pathway to Seaport Common by increasing the density and porosity of active, public uses
on the east side of the street (the only side controlled by the Proponent) as Blocks L3, L5,
and N are developed. A through-building connector will be created on Block L5 to
enhance pedestrian porosity through this block and provide a more direct route from
Boston Wharf Road closer to Congress Street directly into Harbor Square park. (See Figure
1-16).

Similarly, on East Service Road, where Blocks L2 and M are currently under construction
with two levels of active public uses (including a Day Care in Block L2) on each side of the
street, the Proponent will continue this successful approach to East Service Road with a
consistent sidewalk setback for Blocks L4 and L6, and multiple levels of active public uses.
A through-building connector will also be created on Block L4 to enhance pedestrian
porosity (see Figure 1-17).

In general, the Proponent believes strongly that these vehicular streets nonetheless provide
important north-south pedestrian connections and will apply a mix of streetscape and
landscape strategies, as well as active edges and pedestrian amenities such as lighting,
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wayfinding, public seating, and a high density of active public uses to ensure the success of
these two important thoroughfares for multiple modes of transportation and as important
public realm amenities for the entire district.

1.2.4 Project Phasing

To date, the 2010 Project has proceeded in phases on a block-by-block basis. The
Proponent of the 2010 Project sold individual development Blocks as unimproved land to
different third parties, who proceeded with individual buildings on each Block. The current
Proponent intends to develop the remaining development blocks itself and will control the
phasing of the NPC Project’s buildout. Nevertheless, the Proponent anticipates that the
NPC Project will be built out on a phased basis, with key public realm improvements
delivered alongside each phase of development.

Given possible changes to the phasing of the future construction of the Developed Blocks,
the Proponent may propose changes to the timing, location, or scope of the benefits,
subject to the approval of the Boston Planning and Development Agency. The construction
or other delivery of the public benefits will be subject to the approval of city and state
regulatory departments and agencies.

1.2.4.1 Phasing Plan

A tentative Project phasing plan is set forth below, which provides dates for development
Blocks already completed or currently under construction and projects future delivery dates
for development Blocks to be completed as part of the NPC Project. The Proponent may
construct the phases in a different sequence if market conditions or other factors so warrant.
A matrix indicating which public realm and transportation improvements are associated
with and will be delivered in conjunction with each phase (regardless of the order of each
phase’s development) is included in Section 2.2.3.

¢ Phase 0 (Completion in 2013): Block Q, District Hall (Block F)

¢ Phase 1 (Completion 2015): Blocks A, K, and L1

¢ Phase 2 (Completion 2016): Block H, Seaport Common (Block F)
¢ Phase 3: (Completion in 2017): Blocks B, C, and )

¢ Phase 4: (Completion 2018): Block L2

¢ Phase 5: (Completion in 2019): Block M

¢ Phase 6: (Completion projected in 2020): Blocks D, F, and N or P
¢ Phase 7: (Completion projected in 2021): Blocks L3-6

¢ Phase 8: (Completion 2022): Blocks G, N or P
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1.2.4.2 Community Benefits

Certain public and community benefits, such as affordable housing, linkage payments and
job creation are linked to the construction and or completion of each building within the
Project, while others may be linked to construction or completion of all buildings within a
specific phase of the Project. Because the construction of the NPC Project is not anticipated
to be completed in one continuous construction sequence, the Proponent proposes to
continue the 2010 Project’s approach of allocating community benefits and improvements
that reasonably reflects the pro-rata portion attributable to an individual NPC Project
component.

Planned Community Benefits of Future Seaport Blocks:

Phase 6 (Completion projected in 2020): Blocks D, F, and N or P

¢ Lower overall parking ratio within the Project Site;

¢ Advance the design of the planned Summer Street/Massport Haul Road/Drydock
Avenue/Pappas Way Connector connection to 25% with BTD;

¢ Seaport Performing Arts Center with Block P;
¢ Civic/Cultural Space located in Block D;
¢ Civic/Cultural Space (Mass Fallen Heroes Mourning Room) located in Block F;

¢ Summer Street Steps, as well as an accessible route connecting Summer Street to
Congress Street with the earlier of Block N or P;

¢ Reconstruction of Seaport Boulevard, Northern Avenue, Summer Street and
Congress Street along Blocks D, F, and P respectively to provide new street trees,
landscaping, street furniture, bicycle infrastructure, and other pedestrian amenities;

¢ Completion of Pier Street between Northern Avenue and Seaport Boulevard with
Block D;

¢ Construction of a new MBTA Silver Line head house entrance in front of District
Hall with Block D, including an escalator and elevator;

¢ Completion of Seaport Common and Harbor Way section adjacent to Block F with
Block F; and

¢ The Proponent will create and administer a grant program of $50,000 per year to be
provided to local non-profits with a maximum single award of $25,000,
commencing at the time that the first building permit is issued for a NPC Block.
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Phase 7 (Completion projected in 2021): Blocks L3-6

*

Lower overall parking ratio within the Project Site;
Harbor Way and Harbor Square park from Congress Street to Autumn Lane;

Bicycle improvements on Boston Wharf Road from Congress Street to Seaport
Boulevard;

The mid-block pedestrian link to Blocks N, P and the Summer Street Steps;

Reconstruction of Autumn Lane (including the L1 and L2 sidewalk improvements),
Congress Street, Boston Wharf Road, and East Service Road along applicable blocks
to provide new street trees, landscaping, street furniture, bicycle infrastructure, and
other pedestrian amenities;

Fort Point Community Theater; and

Seaport Incubator retail space for “pop-up” occupancy on a weekly or monthly basis
by local small businesses and retail entrepreneurs with no-risk terms.

Phase 8 (Completion 2022): Blocks G & N or P

¢ Lower overall parking ratio within the Project Site;

¢ Bicycle improvements on West Service Road to Melcher Street Extension; and

¢ Reconstruction of Seaport Boulevard, Northern Avenue, Pier 4 Boulevard (for Block
G), and Congress Street, West Service Road and Summer Street (for Block N) to
provide new street trees, landscaping, street furniture, bicycle infrastructure, and
other pedestrian amenities.

Master Plan Completion

¢ Approximately 39% of the privately owned Project Site will be publicly accessible
open space including new streets, green spaces, sidewalks and pedestrian ways.

¢ Completion of the “Harbor Loop,” a 1.5-mile walking path circumnavigating the
Seaport district and Fort Point Channel Landmark District and providing both a
recreational, commuting, and neighborhood shopping amenity for residents,
employees, and visitors alike.

¢ The Project achieved a LEED-ND Stage Il Gold Certification, and when completed,
will be a model of sustainably designed masterplan developments in the United
States.
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¢ District-wide transportation improvements and commitment to a 10-year
transportation operating subsidy to improve Silver Line service or subsidize water
transportation service between Seaport and North Station.

1.2.4.3 Schedule

The Proponent has developed both a Phasing Plan and a Construction Schedule designed to
take advantage of construction efficiencies for the remaining build-out of the NPC Project.
It is intended that the remaining NPC Project blocks will be built on a series of shared
“bathtubs” with below-grade floor plates for parking and access. Each bathtub will serve as
the foundation upon which multiple buildings will then be constructed (i.e. F/G, N/P, L3-6).
Considerable construction efficiencies will be realized by constructing these bathtubs
sequentially. Block D will stand alone but will be connected below-grade to the existing
Block B + C garage to provide an eastern egress for this facility.

In addition, the phasing and construction schedule for the remaining development blocks
will allow the Proponent to take maximum advantage of the remaining site for storage,
parking and construction lay-down areas. This is designed to minimize the impact on local
streets and neighboring property owners. It is anticipated that the parking lots will remain
in operation until work commences on a specific phase.

Because of the central nature of the public realm improvements contemplated along Harbor
Way, the Proponent will construct the finished Harbor Way condition adjacent to each
neighboring block as it is constructed. In addition, if Blocks L3-L6 are phased, the
Proponent may elect to construct the finished Harbor Way condition between Congress
Street and Autumn Lane as part of the first L-Block (or Blocks) to be developed. If this
portion of Harbor Way is completed before the construction of either N or P Block (the
earlier of which would include the construction of the Summer Street Steps as well as the
accompanying accessible route), an interim pedestrian connection between Summer Street
and Congress Street will be constructed on Blocks N and P to ensure functionality of Harbor
Way all the way to Summer Street as early as possible. This interim connection will not be
constructed on the location of the Summer Street Steps to avoid disruption during the
construction of the permanent stair and ensure continuous public enjoyment of the
connection during the construction of the final Summer Street Steps connection.

1.2.5 Summary of Project Review to Date
1.2.5.1 City of Boston Article 80 Review

The Proponent filed a Notice of Project Change (“NPC”) with the BPDA on February 7,
2017, and, and on June 23, 2017 the BPDA issued a Revised Scoping Determination
outlining the submission requirements for a Supplemental Impact Report (“SIR”). This filing
responds to the Revised Scoping Determination.
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1.2.5.2

Massachusetts Environmental Policy Act Review

The Proponent filed an NPC with the Secretary of Energy and Environmental Affairs (the
“Secretary”) on February 28, 2017. The Secretary accepted comments on the NPC until
March 28, 2017, and, on April 7, 2017 issued a Certificate on the NPC determining that the
Project required the preparation and submittal of a Draft Supplemental Environmental

Impact Report.

1.3 Project Identification and Project Team

Project Name:

Location:

Proponent and Owner:

Master Planners:

Seaport Square

The Project Site includes approximately 23 acres in
South Boston, generally bounded by Northern Avenue
and Seaport Boulevard (between Old Sleeper Street
and East Service Road) and by Stillings Street, Boston
Wharf Road, East Service Road, Pier 4 Boulevard, and
B Street (between Seaport Boulevard and Summer

Street).

Seaport Square Development Company LLC and its

affiliates

c/o W/S Development Associates LLC

33 Boylston Street
Chestnut Hill, MA 02467
(617) 232-8900
Jeremy Sclar
Dick Marks
Yanni Tsipis

Sasaki Associates

64 Pleasant Street

Watertown, MA 02472

(617) 926-3300
Alexandra Toteva
Martin Zogran

James Corner Field Operations
475 Tenth Avenue, 9" Floor
New York, NY 10018
(212) 433-1450

Keith O’Connor

Lisa Switkin
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Permitting Consultant:

Legal Counsel:

Transportation and Parking
Consultant:

Geotechnical Consultant:

Civil Engineer:

NADAAA
1920 Washington Street, #2
Boston, MA 02118
(617) 442-6232
Nader Tehrani
Katie Faulkner

Epsilon Associates, Inc.
3 Mill & Main Place, Suite 250
Maynard, MA 01754
(978) 897-7100
Cindy Schlessinger
Laura Rome
Talya Moked

Goulston & Storrs PC
400 Atlantic Avenue
Boston, MA 02110
(617) 482-1776
Doug Husid
Peter Kochansky

Howard Stein Hudson
11 Beacon Street, Suite 1010
Boston, MA 02108
(617) 482-7080
Brian Beisel
Andrew Fabiszewski

Haley & Aldrich
465 Medford Street, Suite 2200
Boston, MA 02129
(617) 886-7400
Marya Gorczyca

Nitsch Engineering
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(617) 338-0062

John Schmid
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2.0 ADDITIONAL MATERIALS

This chapter presents additional information on the transportation, public benefits, cultural
facilities, and climate change resilience, all as they relate to the Seaport Square NPC Project, as
modified by this SIR.

2.1

Transportation

2.1.7 Overview of Transportation Issues

Howard Stein Hudson (HSH) has conducted an evaluation of the transportation impacts of
the Seaport Square NPC Project. The transportation study contained in the NPC submitted
in February 2017 adheres to the Boston Transportation Department (BTD) Transportation
Access Plan Guidelines and BPDA Article 80 Large Project Review process. This study
included an evaluation of existing conditions, future conditions with and without the
Project, projected parking demand, loading operations, transit services, and pedestrian
activity.

Since the submission of the NPC, the Proponent has received transportation related
comments.  The transportation related comments were generally requesting more
information regarding traffic volume calculation methodology, mitigation measures (and the
timeline for implementation), parking, future transit conditions, roadway network impacts
due to the change in Harbor Way, future bicycle accommodation improvements, and future
pedestrian/public realm accommodations. The following provides a detailed response to
the transportation comments that have been received.

2.1.2 Modeling and Methodology

The 2010 Seaport Square Project is currently approved to include approximately 6.335
million square feet of development. The NPC seeks an approximately 1.35 million square
foot increase compared to the original current approved 2010 Project for a total approved
maximum gross floor area of approximately 7.7 million square feet.

Due to the significant changes in the South Boston Waterfront neighborhood that has
occurred since the 2010 Seaport Square Project was approved, the NPC transportation
section provided an updated analysis of the transportation conditions in the area including
collecting new existing traffic data. The NPC transportation analysis determined the impact
of the remaining 4.2 million square feet of Seaport Square that is not currently occupied or
under construction. The net trip generation of the NPC Project, including the additional
1.35 million square feet is much lower than the trip generation in the NPC transportation
section, the majority of which—3 million square feet—is already permitted under the 2010
Project.
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Blocks A, H, L1, and Q were fully constructed and occupied at the time of the updated data
collection initiative, therefore the traffic associated with these uses was captured at that time
and are included in the Existing Condition. The traffic associated with Blocks B & C, J, L2,
and M1/M2 were included in the No-Build section as these developments were under
construction and not occupied at the time of data collection. The expected impact
associated with Blocks D, F (future building), G, L3, L4, L5, L6, N, and P were included in
Build Condition.

2.1.2.1 Office Mode Share

The transit office mode share utilized for the 2010 Project and the NPC Project was
consistent at 55 percent. Based on observations at the existing office uses in the immediate
vicinity, including Block L1 of Seaport Square (PWC), a private vehicle mode share of
between 6 and 11 percent was observed. The NPC analysis assumes ten percent private
vehicles. An additional seven percent were observed to be using ride sharing and taxi
services, which could not have been expected just a few short years ago. The two private
vehicle uses, combined with an additional nine percent arriving via private shuttles that did
not exist during previous analysis, results in a vehicle mode share of 26 percent. This 26
percent, coincidentally, is the vehicle mode share utilized for residential uses for the 2010
analysis and the NPC analysis. The seven percent reduction in vehicle mode share for
office uses (from 33 percent to 26 percent) was assigned to pedestrian/biking. This mode
shift is likely due to the increase in housing in the downtown area and South Boston
Waterfront, both of which are within walking distance of this office space, and due to the
modest increase in bicycle commuting that has occurred over the previous years.

2.1.2.2 Travel Demand Origins and Timeline

The South Boston Waterfront Sustainable Transportation Plan (SBWSTP) estimates that 16
percent of the trips to and from the area will be served by North Station. While the
incremental impact of the proposed 1.3 million square foot increase in density detailed in
the NPC will have a de minimus impact on the transportation infrastructure serving the
Seaport, the full build-out of which will exceed 55 million square feet, the Proponent is
proposing the potential for major mitigation commitments to both actual transit service
between North Station and the Seaport (in the form of the North Station water shuttle) and
further study of additional service options between the two nodes, such as Bus Rapid
Transit (BRT) on one or more of the major arterials connecting the two nodes. The exact
scope of the BRT analysis will be developed in collaboration with the BPDA and MBTA,
and the analysis would be completed before the NPC Project exceeds the 2010 Project
density threshold.
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2.1.2.3 Mitigation Implementation

Transportation mitigation measures will continue to be implemented as blocks continue to
be developed. The costs of the proposed mitigation measures are approximately $25
million and are discussed in detail in the following sections. Table 2-1 provides a summary
of the mitigation measures and their expected implementation schedule.

Table 2-1 Mitigation Phasing

Mitigation Measure Completion

Courthouse Station head house construction With Block D — expected by 2020

Begins after construction of the previously

Water shuttle or Silver Line operating subsidy permitted 6.335 million square feet — expected by

(10 years, $250,000 per year)

2020
Begins after construction of the previously
Fund Silver Line future capacity study ($50,000) permitted 6.335 million square feet — expected by
2020
Matching funds for Silver Line improvements Dependent on completion of capacity study and
recommended in capacity study ($100,000) matching funding availability

Matching funds to assist with a District-wide study of
potential bus route improvements and/or BRT
corridors ($25,000)

Dependent on government entities and available
funding

Seaport Boulevard signal, bicycle, bus, and public

realm Complete by 2018

Congress Street signal and pedestrian and bicycle

. Earlier of Block N or Block P
Improvements

Summer Street mid-block pedestrian crossing and

Mobility MicroHUB Earlier of Block N or Block P

Boston Wharf Road protected bicycle facility Completion of Blocks L3 and L5

Five additional Mobility MicroHUBs Completion of Blocks D, G, L4, L5, N/P

East Service Road traffic calming Blocks L2 and M, and earlier of Block L4 or L6
2.1.3 Transportation Demand Management
2.1.3.1 Demand Reduction Programs

The Proponent is already an active member of the Seaport TMA and a member of its
governing board. It is expected that the specific TDM measures for each building will
continue to be finalized via the TAPA process that occurs for each Block.

As has already occurred in Seaport Square buildings that have been constructed,
transportation information screens will continue to be installed within the buildings as
additional Blocks are constructed to provide real-time transit and transportation information
to building occupants and visitors.
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2.1.3.2 Mobility MicroHUBs

Mobility MicroHUBs will provide an important transportation benefit to the area.
Figure 2-1 shows the proposed location of potential Mobility MicroHUBs throughout
Seaport Square. It should be noted that implementation of the majority of the activities that
are encouraged via the Mobility MicroHUBs are controlled by the City of Boston (e.g.,
curbside use being reserved/signed for car-share parking, ride-share or shuttle pick-up/drop-
off activity); the Proponent will work closely with the City of Boston to implement these
important district mobility improvements at the following key locations:

¢ Block D to promote connectivity to the MBTA Silver Line and local surface bus
routes at this centrally-located block;

¢ Block G to promote connections in the northern section of Seaport Square along
Northern Avenue for ride-share, car-share, and Hubway riders;

¢ Block L4 to promote connections in the eastern section of Seaport Square along East
Service Road for ride-share, car-share, and Hubway riders;

¢ Block L5 to promote connectivity to Fort Point from Congress Street and the Seaport
Boulevard corridor along Boston Wharf Road; and

¢ Blocks N or P (whichever is constructed first) at the top of the Summer Street Steps
to promote connections to South Station and the residential South Boston
neighborhood from Summer Street. This mobility hub will also involve the
construction of a pedestrian crossing of Summer Street and will tie in with the
existing MBTA bus network.

2.1.3.3 Electric Vehicle Parking

As with the recently permitted and constructed buildings of Seaport Square, electric vehicle
charging parking spaces are viewed as a necessity for residents, workers, and visitors in light
of the rapidly changing mobility patterns and increasing EV utilization rates in the Seaport.

The parking garages will meet the APCC requirements to have five percent of the spaces be
EV equipped; with the infrastructure in place to increase that percentage to 15 percent
should the demand arise. The NPC Blocks will include enhanced electrical services to each
parking garage to “future-proof” these facilities as the volume and power requirements of
EV charging infrastructure increase.

There is already a need for more power to increase the number or capacity of charging
stations (for example, the fast-charge units require a dedicated 100 amp circuit, which very
few area garages are equipped to handle); future Seaport Square garages will upsize the
base building transformer and power service to accommodate a larger volume of fast-charge
stations to meet expected future demand for this type and volume of EV infrastructure.
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2.1.3.4 Bicycle Parking

Bicycle parking will continue to be implemented as per the Boston Bicycle Parking
Guidelines. The bicycle parking will continue to be located in desirable locations in order
to entice residents, employees, and guests to bike to the area. Where possible, the bike
parking will be consolidated within garages shared by multiple buildings and will contain
service facilities such as showers, bike washing stations, and bike repair stations.

2.1.4 Parking and Loadling Access

The latest loading and parking access locations for Seaport Square are shown in Figure 2-2.

2.1.4.1 Below Grade Loading

In general, below-grade loading operations are not physically feasible due to the length of
the ramps associated with this type of operation, the floor-to-floor heights that would be
required at the P1 level, the programmatic impact of the need to maneuver trucks in the
basement of the building, and the clear policy objective of avoiding the location of critical
infrastructure such as loading/trash/delivery service on a lower level of the building due to
climate change resiliency and survivability concerns. Furthermore, supermarket-size loading
vehicles (WB-50 and longer) cannot physically be accommodated in a below-grade
configuration, and the Proponent is committed to creating opportunities for at least one full-
service supermarket in the Seaport District. Blocks L3-L6 would provide both acceptably
large building floorplates as well as at-grade loading infrastructure that could accommodate
this type of exceptionally important neighborhood use. The Proponent will study the
possibility of accommodating smaller, Single-Unit service vehicles in a below-grade
configuration for Blocks L4 and L6 in connection with those Blocks’ design.

2.1.4.2 Block D

The Proponent is accelerating the design and review process for Block D, which will
contain primarily retail and office space; this Block has recently been approved by BCDC as
part of this accelerated development timeline. Construction of Block D is slated to begin in
mid-2018 and will likely be the next block of the Project to begin construction. Parking
and loading entrances/egresses serving Block D will be located along Fan Pier Boulevard,
including a long-planned second access point for the shared garage beneath Blocks B, C,
and D.

2.1.4.3 Blocks F & G Parking and Loading

Block F and Block G will share one larger parking garage under the footprint of both
buildings and one loading dock located at Block G. The current PDA approval for Block G
contemplates loading access on Northern Avenue and parking access on Pier 4 Boulevard.

4698/Seaport Square 2-6 Additional Materials
Epsilon Associates, Inc.



TS HLIOMG N YA

159343315

/| FAN FIER ﬂ
{

2]
Q
wvy
=
e
2 ) _KE
5 T
4 5
] nm
= AT
o . aq O 1 ‘ZD
2 i *D
( =~ SEA 1

@ Existing Service / Loading

9 Proposed Service / Loading

® Existing Parking Garage

avOd 301A43S 1SV

o Proposed Parking Garage

I -
SUMMER STREET :

L

Boston, Massachusetts

SEAPORT

B ey &

Seaport Square

T

—_

= r
SUMM%TREET 1

s_

/*IJI/V/D

Figure 2-2
Loading and Parking



The Proponent has proposed to relocate parking access off Pier 4 Boulevard at BTD’s
request and has shifted this to Northern Avenue. It is not possible to shift loading and
parking access onto Harbor Way because doing so would eliminate the ability to continue
Harbor Way as a major pedestrian route between Seaport Boulevard and Northern Avenue,
which is a central component of the Proponent’s overall master plan for the Project.

While the Proponent recognizes that this position represents an explicit prioritization of
pedestrians over cars and trucks on Harbor Way, the Proponent strongly believes that this
policy decision is wholly consistent with the public policy priorities expressed in Go Boston
2030 and with general good practice in the Seaport given the need to focus very directly on
creating great places for people and bicycles to complement the already very robust
roadway infrastructure for vehicles of all types.

Locating the parking ramp and loading on Northern Avenue will not have a meaningful
impact on traffic due to the anticipated residential program of the Block G building, which
will have low volume (and counter-cyclical) parking use patterns and relatively light loading
and service requirements. In addition, whether parking and loading access are directly on
Northern Avenue or on Harbor Way, vehicles bound for Block G will make the same
movements into and out of Northern Avenue across both travel lanes, bicycle lanes, and
pedestrian sidewalks, and the number of curb cuts (one) required onto Northern Avenue
will be the same in either case — the actual operational impacts will be very similar and as a
result the Proponent seeks to retain pedestrian priority for Harbor Way.

2.1.4.4 Blocks L3-L6 Parking and Loading

The current approvals for Blocks L3-L6 include parking garage ramps on Boston Wharf
Road and East Service Road. The current approvals also include a major loading entrance
along Congress Street. The NPC Project proposes to disperse loading onto Autumn Lane at
Blocks L3 and L4, which is already the location of other loading infrastructure serving
Blocks L1 and L2, as well as an additional loading area on Boston Wharf Road adjacent to
the parking entrance for Block L5. The NPC Project proposes that one parking garage ramp
serving Block L4 would shift from East Service Road (approved) to Autumn Lane (proposed)
to reduce impacts on East Service Road, a major arterial roadway whose function is
essential to District-wide circulation and improve the pedestrian experience along the
street.

Minimizing the impact of parking and loading entrances on the quality of the public realm
and the free flow of vehicles in to and out of the Seaport District is an important policy
objective, especially because the L-Blocks are flanked by three major arterials, Boston
Wharf Road, Congress Street, and East Service Road.

Locating the parking and loading service for Block L4 on Autumn Lane is preferable to
locating these functions on East Service Road (these are the only two sides of this Block
served by vehicular ways) for multiple reasons. Most significantly, East Service Road is the
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major feeder for the entire Seaport District for vehicles originating from 1-90, and locating
parking and (back-in) loading along East Service Road would create potential for backups
into the Interstate Highway System during the morning peak hour. The additional queuing
and maneuvering room that an Autumn Lane location would provide will have a District-
wide benefit to the free flow of traffic.

Boston Wharf Road is being redesigned, as part of the mitigation package of the NPC
Project, with protected bicycle lanes (see Section 2.1.7.2). East Service Road, as part of the
already-approved Block L2 and Block M mitigation (and later Block L4 and Block L6), is
being enhanced with Go Boston 2030 (and Boston Complete Streets) approved traffic
calming measures (see Section 2.1.7.3). The relocation of the garage access point also
improves the pedestrian experience along East Service Road.

The Proponent is committed to creating a safe, enjoyable, and high-quality public realm
and pedestrian environment on the south side of Autumn Lane. The north side of Autumn
Lane is already the site of loading and parking entries for Blocks L1 and L2 and
concentrating these functions on Autumn Lane is a preferable approach to serving Blocks L3
and L4. However, this approach will require dramatically enhanced landscaping and
streetscape improvements on both sides of Autumn Lane to create a legible and inviting
pedestrian environment. James Corner Field Operations has developed a richly landscaped
and hardscaped plan for Autumn Lane that enhances and emphasizes both the east-west
connectivity and north-south connectivity along the Harbor Way axes. A description of the
Autumn Lane improvements, as well as a plan illustrating how the Proponent plans to
provide loading access for Blocks L3 and L4 and parking access to Block L4 (and the L3-L6
shared garage) on Autumn Lane while emphasizing the importance of this pedestrian
connection both laterally and longitudinally through the District is provided in Section
3.3.3.

As part of the NPC, loading for Block L5 has been shifted from the shared loading access on
Congress Street in the 2010 Project to Boston Wharf Road, which experiences relatively
light traffic volume during the morning hours, when loading operations are at their highest
volume. Parking access for the shared Block L3-L6 garage is maintained on Boston Wharf
Road as approved in the original PDA. The objective of keeping Congress Street free from
parking and loading entries was also a major guiding principle of the Proponent for the
NPC in light of the important nature of this street as a connection to Fort Point, as well as a
major arterial roadway that could accommodate BRT or enhanced public transit service in
the future. The Proponent believes strongly that the extraordinary streetscape of Congress
Street through Fort Point should be extended and maintained through Blocks L5, L6, N, and
P because of the highly pedestrianized nature of this piece of public realm with active retail-
lined sidewalks and a major pedestrian connection at the base of the Summer Street Steps
through to Harbor Way. In addition, parking and loading operations on Congress Street
would conflict directly with any potential BRT operations on this right-of-way.
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215 Transit Network and Accommodations

2.1.5.1 Existing Water Transportation

There are currently water taxis operating in the Seaport area at low volume. The NPC
Project’s transit analysis takes into account the low impact that these water taxis are having
and will continue to have on the transportation network in the area, although the trip
volumes are currently and expected to continue to be very low should only taxi service be
provided. By contrast, the potential beneficial impact of the high-capacity North
Station/Fan Pier water shuttle service that is under study by the Massachusetts Convention
Center Authority and other major Seaport stakeholders could be significant in light of the
volume of commuters who make the trip between North Station and the Seaport on a
weekday basis. The Seaport TMA conducted a commuter survey in 2016 that identified a
daily volume of approximately 4,000 commuters making the trip from North Station to the
Seaport. Today these commuters take multiple modes of transportation to accomplish this
trip; a reliable and sustainable high-volume water transportation service would relieve
pressures on existing modes. An in-depth planning study of the demand for and beneficial
impact of this water transportation service was recently conducted by the MCCA and was
issued in July of 2017. While the Proponent does not believe that a parallel, duplicative
analysis of the benefits of this service is necessary, the Proponent is proposing to commit to
a major long-term operating subsidy for a publicly accessible North Station water shuttle
service as part of its commitment to transportation mitigation in the Seaport.

2.1.5.2 Transit Analysis Methodology

Transit analysis was provided in the NPC for the Silver Line, the #4, and the #7 bus routes
for the Existing, No-Build, and Build conditions. The distribution of riders between the
different routes (88 percent on the Silver Line) was consistent with the previous filings in
2010.

Although the Silver Line Gateway Initiative will increase connectivity to the area, the
project was not mentioned in the NPC because it will not increase capacity in the area.
Existing and expected future capacity of the MBTA services in the area that were included
in the NPC were obtained directly from the MBTA.

As with the traffic analysis, the transit analysis includes all Seaport Square trips associated
with the not occupied or under construction blocks. The impact of the additional 1.3
million square feet included in the NPC Project is much less than the 4.2 million square feet
that was analyzed, which includes 3 million square feet that has been previously permitted.

The NPC included the private or MCCA shuttles as part of the vehicle share. The net effect
of this treatment of the shuttle service capacity is the same when the overall transportation
analysis is considered; the shuttle service reduces overall private vehicular and public
transit demand.
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The 400 series suburban commuter routes were not included in the transit analysis due to
their long headways (at least 60 minutes) and the better connectivity that is available
through other services. Although a small percentage of the office employees may
arrive/depart via these routes, it is not likely that any of the other uses will utilize these
buses.

The #11 bus was not included in the analysis because the closest bus stop is located on A
Street near Necco Lane. This bus stop is only served by half of the outbound trips (toward
South Boston proper), as there are two different outbound routes, and does not serve the
inbound bus route at all. Therefore, these routes are not likely to be adopted as transit
resources for the Seaport Square residents, employees, or visitors as there are better transit
options or the option to walk to and from South Station. However, the presence of these
routes does provide other commuting and mobility options that, if adopted by Seaport
commuters, would only improve projected conditions on other transit options that were
considered in the NPC Project analysis.

2.1.5.3 Transit Capacity

It is important to note that the capacity constraints detailed in the NPC are due to the Silver
Line not running with the headways that were previously planned. The previous expected
capacity of the Silver Line was approximately 4,000 passengers during the peak hour. The
expected capacity is now less than 2,700 people. With the previously expected capacity in
place, the NPC Project would not put the Silver Line over capacity.

Figure 2-3 illustrates the existing and projected demand compared to the existing Silver Line
capacity, the previously planned Silver Line capacity, and the expected future Silver Line
capacity, with the implementation of the SBWSTP recommendations.

As shown in Figure 2-3, the Seaport Square Project can be accommodated by the capacity
that was planned in 2010 and by the Policy Capacity increase that would result from the
increased vehicles recommended in the SBWSTP. Therefore, the NPC Project is in line
with previously permitted projects throughout the South Boston Waterfront.

2.1.5.4 Bus Rapid Transit

The Proponent agrees with the comments received that BRT options should be studied as a
potential improvement to the operations of the many area bus routes and shuttle routes.
Although, many geometric constraints will hinder the ability to achieve true BRT through an
entire corridor, implementing BRT lanes where possible should be investigated. Figure 2-
4A and Figure 2-4B compare the potential layout along Congress Street (for example)
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between Boston Wharf Road and East Service Road with and without BRT. It should be
noted that the implementation here would come at the cost of not only the parking, but also
the pedestrian bump outs at each of the corners and the Harbor Way mid-block crossing;
the medians; or the removal of a travel lane in each direction.

2.1.5.5 Transit Mitigation Measures

The Proponent has begun to design the new head house for the Courthouse station on the
Silver Line. This head house will include elevator and escalator access on the east side of
the station near District Hall and is estimated to cost approximately $10 million. This major
private investment in public infrastructure will significantly improve the rider experience for
commuters coming to and from the Seaport district by opening the eastern end of the
Courthouse Square station with a public entrance for the first time.

It should be noted that the Proponent is already committing more than $12.5 million of
private funds to fully reconstruct Seaport Boulevard, Congress Street, and Northern Avenue
alongside the development blocks within the Project Area. The Proponent is also proposing
to create a pedestrian crossing and Mobility MicroHUB on Summer Street to improve multi-
modal connectivity at this key transportation node.

Although the NPC Project will not cause previously-planned future Silver Line capacity to
be exceeded, in the interest of identifying long-range improvements that could increase
capacity on the Silver Line to previously planned capacity levels, the Proponent will
commit up to $50,000 to fund a Silver Line future capacity study to be conducted by the
Proponent prior to the occupancy of the first building to exceed the square footage
approved as part of the 2010 Project approvals.

Recognizing that the recommendations of the capacity study are long-range, District-wide
improvements, the Proponent will commit up to $100,000 in matching funds to assist with
these system improvements, committed at the time the NPC Project’s build-out exceeds the
approved gross floor area of the 2010 Project, once the planned capacity improvement
recommendations have been made. This amount may be applied at BTD’s and MassDOT’s
joint discretion once full funding for each of these measures has been identified and
secured.

The Proponent believes strongly that it should play an important financial role in making
District-wide system improvements, but that the cost of these types of shared improvements,
which may not even proximate be to the NPC Project site, should be shared among many
of the public and private stakeholders who stand to benefit from their implementation.

City agencies and non-governmental advocacy organizations are working to create
conventional bus and BRT corridors that will reduce travel time for public transit vehicles in
the area and improve connectivity to North Station and the Financial District. Recognizing
that these items are long-range, District-wide improvements, the Proponent will commit up
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to $25,000 in matching funds to assist with a District-wide study of potential bus route
improvements and/or BRT corridors on Congress Street, Summer Street, Seaport Boulevard,
and/or Northern Avenue, committed at the time the NPC Project’s build-out exceeds the
approved gross floor area of the 2010 Project.

This amount may be applied at BTD’s discretion once full funding for this comprehensive
study has been identified and secured. As previously stated, the Proponent, which is
proposing a less than a two percent increase in overall development density in the South
Boston Waterfront, believes strongly that it should play an important financial role in
analyzing potential District-wide system improvements but that the cost of these types of
shared improvements should be shared among many of the public and private stakeholders
who stand to benefit from their implementation.

Extensive analysis of the travel demand between North Station and the Seaport has already
been undertaken and completed as part of the South Boston Waterfront Sustainable
Transportation Plan and more recently by the MCCA as part of its North Station water
transportation business plan. While the Proponent recognizes the value of, and has
committed to support, various studies and system improvements described in this Chapter,
it is particularly cognizant of the pressing need to address capacity constraints as creatively
and quickly as possible. To that end, the Proponent is prepared to commit $250,000 a year
for 10 years for operating subsidies for the North Station Water Shuttle, specific capacity
enhancing Silver Line operational improvements agreed to with MassDOT, or in the
absence of the shuttle beginning operation or such Silver Line improvements coming online
prior to the time the NPCs Project’s build-out exceeds the approved FAR of the 2010
Project, then $250,000 per year for mutually agreed upon other operationally related
improvements for the succeeding 10 years.

The Proponent anticipates that each new commercial office building developed as part of
the NPC Project will enroll in the MCCA’s existing consolidated shuttle program or an
equivalent service to ensure competitiveness, although this decision must be made in
concert with the major employers who will ultimately occupy these buildings. In addition
to the Mobility MicroHUBs shown in Figure 2-1 at Block D/F, Block G, Block L4, Block L5,
and Block N/P, additional proposed locations of consolidated shuttle and ridesharing pick-
up/drop off zones are proposed at Block J, Block L1, and Block L2.

2.1.6 Roadway Network

2.1.6.1 Traffic Analysis

As described in the February 2017 NPC filing, there were approximately twenty private
development projects included in the No-Build condition, including the currently
unoccupied parcels of Fan Pier and Pier 4. Also included in the No-Build Condition are the
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unoccupied parcels of the entire Massport Commonwealth Flats Development Area (CFDA),
which includes the South Boston Waterfront Transportation Center and the Omni Hotel on
Massport Parcel D-2.

The South Boston Waterfront Transportation Center (SBWTC) was included as one parcel of
the Massport CFDA. The May 2016 MEPA filing for the SBWTC was reviewed to determine
the traffic volumes associated with the latest iteration of the project. Since the 2016 filing
included a slightly smaller garage than previous filings, a traffic analysis was not conducted
for that filing. Therefore, previous filings were used to determine the traffic impact of the
future Massport development, both the SBWTC and the larger CFDA. The overall Massport
CFDA development has always been included as background in the 2010 Project and the
NPC Project analysis and approvals.

2.1.6.2 Harbor Way between Seaport Boulevard and Northern Avenue

The Proponent believes strongly that Harbor Way should continue as a pedestrian—-only
corridor between Summer Street and Northern Avenue. Creating a vehicular connection
here between Blocks F and G parallel to the four other vehicular connections between
Northern Avenue and Seaport Boulevard within less than 1,500 feet of each other, without
adding new connectivity to the overall network of arterials, would have almost no benefit to
District-wide traffic flow. Rather than creating additional shortcuts for vehicles that would
have minimal impact on overall District-wide traffic conditions, the Proponent is instead
focused on prioritizing and extending the major pedestrian network in the District as close
as possible to the water’s edge and the major demand generators such as the ICA and the
Fan Pier Water Transportation Terminal. This position prioritizes pedestrians over
passenger vehicles, and the Proponent believes that this modal prioritization is fundamental
to the future success of the South Boston Waterfront District as an inviting and bustling 21*
century neighborhood.

2.1.6.3 Harbor Street Elevated Connection

In the previously approved 2010 Project, Harbor Street provided a vehicular connection
between Summer Street and Autumn Lane, but did not connect to Seaport Boulevard. The
2010 DPIR traffic analysis projected a very low traffic volume on this connection due to its
lack of connectivity to regional or local arterials; it functioned principally as an access drive
for the L3-L6 cluster of buildings within the Seaport Square Project Site.

In addition, the grade difference between Summer Street and Autumn Lane resulted in
Seaport Common being higher than the surrounding neighborhood grade; access to the
internal green space from the adjacent Boston Wharf Road, Congress Street, and East
Service Road would have required stairs. The NPC Project eliminates this vehicular bridge
over Congress Street and instead proposes to improve cycling and pedestrian connectivity
in the north-south direction vis-a-vis improvements to East Service Road, Boston Wharf
Road, and the creation of the Harbor Way pedestrian connection through the entire district.
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2.1.6.4 Sleeper Street/Thomson Place Circulation Study

The current signal design for Seaport Boulevard, which is in its final review stage by BTD,
includes a two-way Sleeper Street, and a two-way Thomson Place that will connect to
Seaport Boulevard. The design does not preclude any changes to the traffic circulation of
these streets and it requires the most signal equipment that may be necessary. It is now
anticipated that the signals will be installed in early 2018. Should the City decide to
change one (or both) of the streets to one-way, the signal design can be modified to match
the modified circulation without the need for additional equipment.

In addition, the Proponent has agreed to implement similar signal equipment and timing
upgrades along Congress Street as to those proposed along the Seaport Boulevard corridor.
The Proponent will work with BTD and the BPDA to implement the recommendations of
the circulation study in these future signal plans.

2.1.6.5 Summer Street Gateway Initiative

The realignment of roadways and the creation of a new connector near the eastern end of
Summer Street in the vicinity of the Ray Flynn Marine Industrial Park would be beneficial to
the flow of commercial truck traffic in the area and general regional traffic flow in the South
Boston Waterfront District. The Proponent will contribute financially to the analysis and
design of this connector in the form of matching funds to be made available when the NPC
Project’s buildout exceeds the Gross Floor Area of the 2010 Project. There are other more
proximate property owners and development projects in the Ray Flynn Marine Industrial
Park that may be a more appropriate funding sources for the further design of the
connection improvements due to the definitive nexus that exists between these other
projects and the creation of these connectivity improvements.

2.1.7 Bicycle Network and Accommodations

The area wide proposed bicycle accommodations are shown in Figure 2-5.

2.1.7.1 Harbor Way

Although bicycles are expected to use Harbor Way and will be accommodated down the
Summer Street Steps by way of a cycle ramp alongside the Steps and will include publicly
accessible bike racks, the Proponent’s intent is for Harbor Way to be a leisurely route for
both pedestrians and bicycles, and will direct commuter bicycle traffic onto the proposed
protected bicycle infrastructure on Boston Wharf Road. Harbor Way will be designed with
ample width to safely and comfortably accommodate both bicycles and pedestrians,
however it is expected that bicyclists destined for other areas of the South Boston
Waterfront will utilize the protected bicycle lanes on Boston Wharf Road.
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2.1.7.2 Boston Wharf Road

A Go Boston 2030 protected bicycle facility along Boston Wharf Road is an important
transportation element for the area (along with a Boston Complete Streets sidewalk design).
Protected bike lanes will be provided from Seaport Boulevard to the northern edge of the
100 Acres area at Melcher Street extension, as requested by the BPDA and BTD. A typical
section of Boston Wharf Road is shown in Figure 2-6. The Proponent is committed to
implementing this best-in-class bicycle infrastructure in conjunction with the construction of
Blocks L3 and L5. The protected bike lane section south of Congress Street will be
constructed along with Block N. The safety elements at the L5 loading and garage access
point will be finalized during the review process for Block L5. The intersection of Congress
Street and Boston Wharf Road will be re-constructed in connection with the Block L5
project.

2.1.7.3 East Service Road

The recently approved design for East Service Road (most recently through the TAPA and
PIC process for Block M) maintains the existing 40" wide roadway cross section while
providing 15’ sidewalk widths (including a 10" pedestrian zone and a 5’ planting/furniture
zone), as shown in Figure 2-7 Through the TAPA and PIC approval processes, several
Boston Complete Streets pedestrian amenities (including pedestrian bump outs, narrowed
lane widths, crosswalks at Autumn Lane, removing the channelized right turn from
Congress Street westbound, and additional on-street parking) have been approved that will
enhance the pedestrian experience along East Service Road.

Figure 2-8 compares the cross sections for two options along East Service Road; a complete
street design that emphasizes improvements for all users including several pedestrian
experience improvements, on street parking, and a Mobility MicroHUB with bike sharing,
car sharing, ride sharing, and shuttle service connections; and a second design that includes
a two-way cycle track.

As currently envisioned and approved, the portion of East Service Road south of Autumn
Lane includes two 12’ travel lanes, and two 8’ parking lanes. Although this section may be
two or three feet wider than necessary, the section north of Autumn Lane approaching
Seaport Boulevard consists of two 11’ travel lanes and a minimum allowed 10’ travel lane,
as well as one 8’ parking lane. There is not enough roadway width to provide a two-way
cycle track without removing parking south of Autumn Lane and removing a travel lane
north of Autumn Lane, which is necessary to accommodate the traffic on East Service Road
into the entire South Boston Waterfront. Bicycle accommodations on East Service Road
would result in a loss of on-street parking, the proposed Mobility Micro-HUB location, and
would be inconsistent with recently-granted approvals for pedestrian sidewalk amenities
that are currently under construction at Block L2 and Block M.
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East Service Road begins at Congress Street/I-90 and 1-93 Off-Ramp intersection; neither of
these Interstate Highways are bicycle routes. There are not any bicycle accommodations
proposed on this segment of Congress Street, due partially to the presence of the Interstate
Highway ramps, so there would not be a connection to reach East Service Road.

For these reasons, at this time, bicycle accommodations on East Service Road are not
proposed by the Proponent. The incorporation of a two-way cycle track would not follow
Complete Streets Guidelines as it would favor one user (bicyclists) to the detriment of the
other users. Due to the lack of bicycle connectivity for this leg of East Service Road, the
pedestrian demand is expected to far outnumber the expected demand of bicyclists on East
Service Road. Furthermore, the Proponent agrees with Go Boston 2030’s conclusion that
Boston Wharf Road is a more appropriate location for protected bicycle infrastructure,
especially given its connectivity south of Congress Street to the 100 Acres area.

Although bicycle accommodations on East Service Road may not be the best use of the
right-of-way width along this corridor, the Proponent is willing to fund 25 percent design
plans that include biking infrastructure along East Service Road between Congress Street
and Seaport Boulevard in connection with the construction of Blocks L4 and L6 to further
evaluate this option.

2.1.7.4 Summer Street

The Proponent embraces the redesign of Summer Street in a manner more comfortable and
safer for both pedestrians and cyclists. The Proponent will create a Mobility MicroHUB on
Summer Street at the Summer Street Steps to improve multi-modal connections along and
into this important corridor that will also serve cyclists. The Proponent will construct a
pedestrian crossing of Summer Street that is compatible with the City of Boston’s corridor
plan for Summer Street and will construct the extension of the corridor plan between West
Service Road and West Side Drive in connection with the earlier constructed of Block N or
Block P. With respect to the continuation of the cycle track and sidewalk improvements
along the section of Summer Street from West Service Road to D Street, the Proponent
understands that other development projects proposed further east along Summer Street
may be contemplating the inclusion of these improvements in their mitigation
commitments; accordingly the Proponent proposes that its mitigation resources be allocated
to other areas as described herein to help create fully functional and comprehensive cycling
infrastructure in the vicinity of the Project Area. The Proponent is proposing to substantially
reconstruct the sidewalk and streetscape environment along the Summer Street frontage of
Blocks N and P and will install a mid-block crossing of Summer Street connecting the
proposed Mobility MicroHUB with the Convention Center and future development of the
USPS land and other 100 Acres parcels.
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2.1.8 Pedestrian Network

2.1.8.1 Boston Complete Streets Design Guidelines

All roadway and sidewalk designs that have been proposed in concept as part of the NPC
Project follow, at a minimum, Boston Complete Streets Guidelines, as well as many of the
enhancements that have arisen recently through Go Boston 2030. Most notably the
proposed designs include widened sidewalks (with furniture zones and pedestrian zones),
bump outs, narrowed travel lane widths, protected bicycle lanes, a raised intersection, and
signalization with concurrent pedestrian phasing. The detailed design of each roadway
included as part of the NPC Project area will be closely coordinated with BTD, BPW, and
BPDA staff as each building design moves forward.

2.1.8.2 Pedestrian Wayfinding

The Proponent will work collaboratively with the MCCA, BTD, and other area stakeholders
to implement pedestrian wayfinding signage throughout the District that helps orient visitors
to the area and that prioritizes local businesses, cultural organizations, and public open
spaces over larger commercial destinations. The details of this wayfinding program will
develop as the MCCA and other stakeholders advance their plans. Of special importance,
however, is the Proponent’s vision of creating a landscape palette throughout Harbor Way
that will provide a legible, intuitive orienting axis that helps to connect visitors and others
less familiar with the area to the water’s edge and to Summer Street and South Station and
the BCEC beyond. The Proponent believes that the best form of wayfinding is to create
subtler, but still legible and intuitive, visual cues in the landscape and streetscape that help
with wayfinding and orientation.

2.1.8.3 Pedestrian Scale Lighting

The Proponent is committed to developing and implementing a robust and interesting
program of pedestrian-scale lighting throughout the NPC Project area and beyond.
Diversity of experience and approach is essential to creating an interesting public realm in
the nighttime. The Proponent will propose pedestrian-scale lighting programs on a
building-by-building basis to avoid too much uniformity and monotony across the District,
given the importance of a diverse variety of pedestrian-level lighting strategies along
different types of streets and urban environments. In some areas, such as Courthouse
Square and the Block M Courtyard, both currently under construction, the Proponent is
blending overhead catenary lights that will provide a diffuse warm glow to the overall
public realm with more localized borrowed light from individual retail and restaurant/café
uses to provide a pleasant and inviting mix of light levels (all compliant with code) that will
make for an interesting pedestrian experience for walking, sitting, dining, or any other type
of activity that would contribute to the life of the streets in the area. In general, continuous
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pathways like Harbor Way will be well-lit in a more unified fashion to help subtly
emphasize wayfinding even at night, while more passive areas for sitting and dining will be
lit to create an enjoyable ambiance that avoids too much glare and direct light, which
would be a deterrent to use.

2.1.8.4 Pedestrian/Vehicle Crossing Points

Pedestrian safety is paramount to the Project, especially in light of the Proponent’s
fundamental focus on prioritizing pedestrians and bicycles in the public realm. The
composition, geometry, and materiality of specific pedestrian crossings at parking and
loading zones will be finalized during the review process of the individual development
Blocks, most notably during the BCDC design review and the TAPA process. In general,
the width and geometry of parking and loading ramps will be minimized as much as
possible, and pedestrian-oriented materials, landscape, lighting, and other visual cues will
be maximized to ensure safety and a sense of welcome for pedestrians walking across these
elements of the ground floor elevation, which are essential to the functionality of the
buildings that make up the NPC project but that should not detract from the quality of the
public realm in the area.

2.1.8.5 Summer Street Steps

The Summer Street Steps are intended to remain publicly accessible to all users at all times.
An accessible route that parallels the steps and offers a comparable experience will be
constructed with the earlier of Block N or Block P. This route will comply with both ADA
and MAAB Regulations and will be provided within the adjacent building that is
constructed first. The accessible route will not be through the building core elevators.

The NPC Project design includes a bicycle ramp connecting the two levels, similar to the
ramps found across the world as part of other grand urban stairs. The detailed design of this
cycle ramp will be coordinated with BTD’s bicycle resources to ensure it provides
maximum utility to cyclists.

The Proponent is proposing to create a mid-block crossing at Summer Street at the top of
the Steps that will incorporate an enhanced bus station and a Mobility MicroHUB. It
should be noted that MassDOT owns the Summer Street viaduct, and any such
modifications will be subject to MassDOT’s review and approval as the design process for
these important mobility improvements advances. These improvements will be made as
part of the first of Block N or Block P to be constructed, along with the Summer Street Steps
to create a complete connectivity system from the south side of Summer Street and the
BCEC down to Congress Street, the Fort Point Channel area and the Harbor Way path to
Boston Harbor.
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2.1.8.6 Harbor Way Mid-Block Crossings

Harbor Way will cross Summer Street, Congress Street, Autumn Lane, Seaport Boulevard,
and Northern Avenue. The mid-block crossing at Seaport Boulevard is currently under
construction with the Seaport Boulevard Median Project. The Median Project includes a
mid-block pedestrian signalized crossing of Seaport Boulevard that will not impact traffic
flow on Seaport Boulevard. Similar timings have been proposed along Congress Street. The
signalization analysis included in the NPC shows that, with the proper timings of the
corridors, the signalization at these locations will not impact vehicle operations, while
providing the most pedestrian safety possible, which is of paramount importance to the
Proponent and many stakeholders.

The Harbor Way crossing of Autumn Lane is currently designed to include a raised
intersection for optimal pedestrian safety. Additional elements, such as a Rectangular Rapid
Flashing Beacon pedestrian sign, will be coordinated with BTD and BPDA staff during the
L3 and L4 permitting process.

2.1.8.7 Pedestrian Edges

The NPC Project is designed explicitly to activate, animate, and improve the pedestrian
environment on ALL street edges of the NPC Project blocks, both public ways and private
ways open to public travel. For example, Boston Wharf Road is being redesigned with Go
Boston 2030 protected bicycle lanes and the sidewalks will include Boston Complete Street
Guidelines including furniture zones, bump outs, and pedestrian zones. East Service Road
is being redesigned as a vibrant pedestrian zone including Boston Complete Streets
sidewalk amenities and activated ground floor uses, including a through-block connection
through Blocks L4 and L5 to enhance connectivity from East Service Road through the block
to Harbor Square park and Boston Wharf Road.

2.1.8.8 Seaport Boulevard/Boston Wharf Road/Pier Street

The signal equipment and signal timings at this key intersection are proposed to be
improved to include concurrent pedestrian phasing, and crosswalks will be provided on all
approaches to the intersection. As with all intersections along Seaport Boulevard, the
timings include a Lead Pedestrian Interval (LPI). BTD has recently completed its review of
the signal design plans in connection with the Proponent’s reconstruction of Seaport
Boulevard.

2.1.8.9 Northern Avenue Pedestrian Crossings

The intersections along Northern Avenue are unsignalized. To improve pedestrian safety,
bump-outs are planned at several intersections and have already been constructed by the
Proponent at several key points of crossing. BTD is reviewing the pavement marking plans
for the entire Northern Avenue corridor that include crosswalks on all approaches to the
intersections.
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2.1.9 Final Permitting/Construction Period

To date, the Seaport Square Project has submitted TAPA and CMP documents prior to
construction of each individual Block. It is planned that this procedure will continue for the
remaining Blocks moving forward.

2.2  Public Benefits

¢ New Jobs: The NPC Project will create approximately 12,000 construction jobs and
approximately 23,000 permanent jobs. The permanent jobs will be created through
the retail space, office and research uses, and services related to the residential and
hotel uses.

¢ Increased Housing: The NPC Project includes the development of an additional
approximately 700 units of housing from the number contemplated in the 2010
Project approvals. The Project will include up to approximately 3,200 homes,
including both for sale and rental units, with both Affordable and Innovation
housing constructed on site (as with Blocks B, C, and K to date) or funded off-site on
a block-by-block basis.

o0 Affordable Housing: As noted in the NPC, the Proponent will comply with the
City of Boston’s Inclusionary Development Policy (the “IDP”), as set forth in
Mayor Menino’s Executive Order dated May 16, 2006, as amended by Mayor
Martin J. Walsh in 2015. The IDP provides that any residential project seeking
zoning relief must set aside at least 15% of the number of market rate units as
affordable to moderate income and middle income households, provide
affordable units off-site, or contribute to a housing fund a per unit subsidy for
15% of the number of market rate units. Already, the Project has delivered 141
affordable units in the buildings on Blocks B, C, and K. In the NPC Project, on-
site affordable housing will make up approximately 15% of the number of
market rate units, or affordable housing will be created or funded off site. For
the 2,500 residential units approved in the 2010 Project, the Proponent will
comply with the IDP in effect at the time of that approval; the 700 additional
residential units proposed in the NPC shall be subject to the IDP as amended in
2015.

The details of the affordable housing commitment for each residential building will
be determined as each such building is designed and financed, and will be
memorialized in an Affordable Housing Agreement. At the full build-out of 3,200
residential units, the Project (including Blocks B, C, and K, which have been
constructed as part of the 2010 Project) is expected to have created approximately
400 affordable units in the Seaport.
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The Proponent recognizes the need for artist housing in the Seaport, and will
explore the feasibility of satisfying the affordable housing requirement for individual
residential buildings in whole or in part through the construction of income-
restricted units reserved for BPDA-certified artists.  For individual residential
buildings in which the Proponent determines that an artist component is feasible,
the Proponent will consult with the BPDA and the Mayor’s Office of Arts and
Culture in advancing such component, with a goal of developing multiple units
grouped together, possibly with shared space to facilitate communication and
collaboration.  The Proponent also looks forward to working with area arts
organizations to identify possible locations for both artist-preference housing
opportunities as well as studio spaces that are available to artists on a managed,
low-cost basis. The Proponent anticipates creating a series of flexible studio spaces
equipped with power, ventilation, and other physical infrastructure necessary to
support a wide range of working media in close proximity to the proposed
Performing Arts venues to help create a multi-faceted arts destination as part of the
Project. The Proponent envisions partnering with one or more arts organizations to
manage this studio space to maximize its availability to the local visual arts
community and ensure that it is in use and accessible to the public as much as
possible.

¢ Innovation Housing: In addition to the number of affordable housing units
described above, additional units equal to a minimum of 15% of the number of
market rate units are proposed as innovation housing units. Innovation Housing
may include smaller unit sizes, flexible unit layouts, combined living and working
spaces, shared common areas and other design features to increase affordability and
communication among residents ("Innovation Housing"). Each Residential Block
shall provide the required Innovation Housing Units on-site, or the Proponent may
redistribute the Innovation Housing Units to other Blocks subject to the approval of
the BPDA. To date, Block K has provided 45 innovation units and Blocks B and C
has provided 96 innovation units.

¢ Open Space: To reinforce the mission of the Seaport as a place for connecting with
the South Boston waterfront, shopping, working, living, learning, and recreating,
and inspired by the BPDA’s civic vision, the Project will include a substantial
amount of open space that will help create a continuous public realm.

Approximately 9.2 acres or 39% of the privately owned Project Site will be devoted
to open space including green space, sidewalks, pedestrian ways and streets open to
public travel. Approximately 7.8 acres or 34% of the Project Site will be devoted to
pedestrian-only open space (e.g. Seaport Common, Courthouse Square, Sea Green,
Harbor Square park, and Block M Courtyard), and new pedestrian corridors and
sidewalks. This represents a 20% increase in pedestrian-only open space over
existing approvals for the Project.
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The Amended NPC Project increases the amount of open space currently approved
as part of the 2010 Project from 8.6 acres to 9.2 acres and more than doubles the
amount of contiguous park space on the Blocks L3-L6 (Harbor Square park) from 0.7
acres accessible only by stairs from adjacent public streets and surrounded by a
vehicular roadway (as proposed in 2010) to 1.5 acres accessible directly at grade
from surrounding public streets.

¢ Off-Site Public Realm Improvements: The Proponent will also create open spaces in
areas outside of the Project Site but within the Project Area as defined in Section 1.1
and detailed in the Offsite Improvements bullet below. As described in Section 1.2
and Section 3.3, by constructing new sidewalks and pedestrian ways, and
improving Seaport Boulevard with trees, extensive landscaping, public art, and
outdoor seating the Project will create an aesthetically pleasing connection through
the Project to the Financial District and to other areas of the South Boston
waterfront. This Project will add approximately 9.2 acres of open space constructed
on land owned by the Proponent or its affiliates, and in addition will improve
approximately 3.4 acres of publicly-owned streets and other land.

¢ Sustainable Design/Green Building: The Project as a whole is envisioned as a
national model for large-scale sustainable mixed-use development, both with
respect to its pursuit of LEED-ND certification and with respect to its mix of uses
located in close proximity to one another, promoting minimal carbon footprint
living. To date, the Project as a whole has achieved LEED-ND Stage Il Gold
Certification for the master plan itself, and individual buildings have also achieved
outstanding results; Block K (Watermark Residences) is targeting LEED Gold and
Block L1 (101 Seaport) has achieved LEED Platinum certification, setting a new
benchmark for sustainable working environments in the City of Boston. Block L2 is
also targeting Platinum certification.

¢ Smart Growth/Transit-Oriented Development: The ongoing redevelopment of the
Project Site into an attractive 21°* century mixed-use development will help create a
thriving urban community in the South Boston waterfront district. With more than
3,000 residential units located in the middle of a commercial employment core, the
Project is ideal for promoting a lifestyle for residents focused on walking between
home, work, shopping, and other daily amenities. As a mixed-use development
near the MBTA’s Red and Silver Lines, the Project embodies the major tenets of
transit-oriented development (TOD), and includes the construction of a new MBTA
head house adjacent to Seaport Common. In addition to being located within a
quarter-mile of public transit, the Project has planned for and designed a compact,
walkable development incorporating over 100 retail stores, housing, hotels, offices,
and recreational opportunities for residents, employees, and visitors. The Proponent
also anticipates continuing to expand its commitment to the City of Boston’s
Hubway bicycle share program, which currently deploys six stations within or
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proximate to the Project Area. In addition, since the approval of the 2010 Project,
new landside water transportation infrastructure has been completed, and the NPC
Project will facilitate increased utilization of water transportation by providing a
robust and attractive pedestrian and bicycle connection to the Fan Pier water
transportation terminal in the form of Harbor Way, which will connect directly to
Summer Street, the BCEC, and beyond.

¢ Water Transportation: In addition to other Transportation Demand Management
and mitigation measures proposed as part of the Project’s development, the
Proponent is committing $2.5 million in the form of a ten-year operating subsidy for
a publicly accessible North Station commuter ferry program (or other MBTA or
MassDOT service serving the Seaport District) that will serve the thousands of
commuters who travel between North Station and the Seaport on a daily basis.

In addition, the Proponent is committed to promoting and advocating for a regular
and well managed water transportation system in Boston Inner Harbor and beyond,
especially routes serving the high volume of commuters who travel between North
Station and the Seaport District on a daily basis and other routes that would help to
alleviate demand on other modes of transportation. Planning and implementation
of the North Station water transportation route is a priority of the Proponent as a
supplement to, and eventually a potential replacement for, land-side shuttle services
to North Station. The Proponent has been actively engaged with advocacy groups
focused on both planning and implementation of this important water-side
commuter infrastructure such as A Better City and the Seaport TMA, both of which
organizations the Proponent is both a financial supporter of and Board of Directors
member of. The Proponent will continue to work closely with these organizations
and other key stakeholders in the South Boston Waterfront District such as Boston
Harbor Now to advocate for the near-term implementation of a regular and public
water transportation route between the Seaport District and North Station (and
perhaps other destinations as part of Boston Harbor Now’s Inner Harbor Water
Transportation Study) as a further means of alleviating traffic congestion from
surface streets at peak commuting periods. As outlined above, the Proponent will
commit to establishing an operating subsidy that could be allocated for this service
to help establish a reliable, well managed, and sustainable public water
transportation service that will benefit the entire South Boston Waterfront District
and induce greater ridership on the MBTA’s Commuter Rail lines serving North
Station.

¢ New Tax Revenue: The Proponent estimates that the Project will annually generate
approximately $50 million in local property taxes, $31 million in state sales taxes,
as well as additional state hotel occupancy tax, local occupancy tax, and convention
center financing fee revenues the amounts of which will depend on the ultimate
number and type of hotel rooms built out as part of the NPC Project.
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¢ Linkage: The Project as a whole is estimated to generate approximately $41 million
in housing and jobs linkage funds to the City of Boston; approximately $11.5
million of this amount has already been paid or is scheduled to be paid in
connection with the development of Blocks B, C, H, J, K, L1, and L2.

2.2.1 Extraordinary Public Improvements

¢ New Streets and Sidewalks: The NPC Project proposes to continue and enhance
the 2010 Project’s objective of re-envisioning the public realm in the Project Area
by reconstructing and dramatically improving most of the public streets and
sidewalks within the Project Area including Northern Avenue, Seaport Boulevard,
Boston Wharf Road, East Service Road, Sleeper Street, Summer Street, and Congress
Street. In addition to these improvements to existing public streets, new streets have
been or will be constructed including Autumn Lane (partially complete with Block
L1, to be finished with Block L2), Pier Street (Block D), Fan Pier Boulevard
Extension (opening with Block C), Stillings Extension (Block K) and the portion of
Harbor Way formerly known as North Harbor Street (earlier of Block F or Block G)
for pedestrian use, as well as a pedestrian-only extension of Farnsworth Street
(opening of Block J) to connect Congress Street to Seaport Boulevard through the
historic Fort Point Channel Landmark District.

¢ Open Space and Landscape Improvements: The Project includes three new major
public open spaces: Seaport Common (Block F), Sea Green (Block QQ), and Harbor
Square park (Blocks L3-L6). Detailed elsewhere in the NPC and filing, these (and
other) major open space improvements aim to provide a broad spectrum of options
for public use and enjoyment of the Project Area and the Seaport as a whole. The
amount of pedestrian-only open space in the current Project proposal represents an
increase of 20% over the amount of pedestrian-only open space proposed in the
2010 Project plan.

¢ New Harborwalk Connection: As the Fort Point Channel Watersheet Activation
Plan envisions, and in addition to the numerous pedestrian connections as
previously described, a new waterfront pedestrian way has been created along the
City-owned Old Sleeper Street to link existing sections of the Harborwalk from the
Children’s Museum to the Moakley Federal Courthouse. This improvement was
completed in 2015 and has become a vibrant and popular place at the gateway to
the Seaport. Outdoor restaurant seating from the Envoy Hotel and the Barking Crab
enliven the area during both the day and evening hours.

¢ Summer Street — Congress Street Connection: The NPC Project will create a much-
needed and long-desired major pedestrian and bicycle connection between the
elevated Summer Street viaduct and Congress Street.  Congress Street has
experienced a renaissance in recent years as a hub of the city’s innovation and
culinary economies. By eliminating the vehicular roadway bridge over Congress
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Street proposed in the 2010 Project, the NPC Project will create a generous and
inviting public open space between Blocks N and P that will be lined with retail,
restaurants, cultural/civic space, and entertainment uses. This public space will
provide a pleasant and inviting pedestrian experience along the length of Congress
Street by extending the urban fabric and active uses that now line the edges of
Congress Street in the Fort Point Channel Landmark District. The Summer Street
Steps, modeled conceptually on the Spanish Steps in Rome and other monumental
stairs around the world, are being designed by High Line Landscape Architect James
Corner Field Operations and will become an iconic part of the public realm in the
Seaport District. Most importantly, the Summer Street Steps will solve one of the
most vexing historical impediments to good pedestrian circulation in the entire
district and facilitate the completion of the Harbor Loop, connecting Summer Street,
the BCEC, and the Fort Point neighborhood beyond directly to the water’s edges
one-third mile to the north.

The NPC Project has been modified since its initial conception to include a
performance plaza outfitted with light, sound, and digital infrastructure at the base
of the Summer Street Steps to provide an impromptu performance venue similar to
the steps at the ICA or the stair at the Downtown Crossing MBTA Headhouse, which
has become a popular spot for passersby to sit and enjoy the urban scene or a small-
scale performance.

¢ New MBTA Silver Line Station Entrance: The Project will add a new MBTA head
house/station entrance adjacent to Seaport Common. This $10 million privately
funded head house/station entrance will provide a landmark destination and
convenient location along the major axis of pedestrian travel through the Seaport
district to further promote the use of public transportation as a means of accessing
the district and enhance the quality of the Silver Line user experience. In addition to
the new MBTA head house, the Block ] development also included improvements
to the existing MBTA Silver Line head house within the footprint of the new
building.

222 Cultural, Educational and Community Contributions

¢ Cultural Corridor: Created by developing a major physical link from Summer Street,
the historic Fort Point Channel Landmark District, and the BCEC to the Institute of
Contemporary Art on the waterfront, Harbor Way will become known as one of
Boston’s most interesting and inviting cultural destinations. An example of the
diverse array of experiences that this new connection will offer might involve a visit
to Fort Point Open Studios in nineteenth-century historic warehouse structures, a
daytime rehearsal or evening performance in the Seaport Performing Arts Center
(most likely in Block P), a stroll past dozens of retail shops, galleries, and public art
installations along Harbor Way, and a visit to the Institute of Contemporary Art and
its future facility in East Boston. The Cultural Corridor will build on the arts identity
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of the neighboring Fort Point Channel District, and create a strong cultural
component at the central axis of the Project that will activate and provide year-
round allure for visitors to the Seaport District. This is further discussed in Section
2.3.1.

¢ Civic & Cultural Spaces: Many buildings within the Project Area will include civic
and cultural space allocations to enhance the diversity of experience within the
public realm of the Project and provide opportunities for non-profits and community
organizations to benefit from the central location and retail/restaurant adjacencies
offered by buildings within the Project Area. To date, the Fort Point Arts
Community will be occupying such civic space in the Envoy Hotel (Block A), and
similar spaces are envisioned in Blocks D, F, G, and P. As is detailed elsewhere in
this submission, the Proponent envisions the creation of the Seaport Performing Arts
Center as a major cultural destination, as well as the Fort Point Community Theater
space. Consistent with prior approvals and as discussed below, the Proponent also
seeks the flexibility to aggregate these types of smaller civic spaces into one or more
larger spaces within one or more development blocks as the NPC Project is built
out. A major performing arts facility is currently contemplated on Block P as part of
this mix of spaces. This is further described in Section 2.3. The Proponent welcomes
the opportunity to continue its dialogue with multiple stakeholders about the nature
of the civic uses that will occupy the spaces within the Project Area that have been
set aside for civic and community-oriented uses.

¢ Chapel: A new facility has been constructed to relocate the Our Lady of Good
Voyage Shrine on Northern Avenue to Block H of the Project, at the foot of the
Moakley Bridge, which is more conveniently located within the community. The
new site provides better access to and visibility for the church, allowing it to expand
to better serve the needs of the growing neighborhood. The new church opened in
April 2017.

¢ Programming & Activation: In addition to the myriad physical and public realm
improvements that are proposed as part of the NPC Project (and have already been
completed or are under construction as part of the 2010 Project), the Proponent is
deeply committed to coordinating and implementing a rich array of free public
events and programming on the major public open spaces within the Project Area.
In 2017 alone, the Proponent arranged or has confirmed more than 200 free public
events ranging from fitness classes and speaker series to live performances by the
Boston Ballet, Boston Symphony Orchestra, individual performers/musicians,
outdoor rehearsals by Brown Box Theater, cooking demonstrations, and a range of
other events of public interest. Public art installations in partnership with the
Institute of Contemporary Art also featured prominently in the District in 2016 and
2017 and will continue. Signature events such as the first annual Seaport holiday
tree lighting, which took place in December 2016 and attracted residents from all
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over South Boston, Fort Point, and the Seaport District as well as employees of local
businesses and local retailers, are also part of the Proponent’s commitment to
promoting public use and enjoyment of the Project’s numerous public open spaces.
The Proponent believes strongly that a robust schedule of well planned and
executed public events is an essential part of creating a vibrant 21* century urban
neighborhood, and the Proponent has hired staff in-house full-time to coordinate
and execute on this commitment for the benefit of the entire Seaport District. The
Proponent’s commitment to an ongoing program of free public events and
programming is a central component of the NPC Project’s commitment to creating a
cultural destination in the Seaport District. Based on the Proponent’s belief that
cultural attractions should not just be housed in permanent buildings, the Proponent
envisions a long-range annual commitment for the NPC Project to host free public
cultural events on the Project’s multiple public open spaces as a more inviting,
accessible, and innovative way of promoting public access to cultural uses in the
district.

223 Proposed Public Benefit Phasing

In securing state and City of Boston approvals for the 2010 Project, the original Proponent
committed to deliver specific public realm improvements and other benefits in conjunction
with the development of individual Blocks within the project. The 2010 MEPA Certificate
and the PDA Plan for Seaport Square included tables listing each Block, its allowed uses,
and the public benefits to be provided in connection with each Block’s development.

Tables 2-2 and 2-3 summarize the public benefits provided or to be provided in
conjunction with the construction of the Developed Blocks, as well as an updated table
listing the proposed allowed uses on each of the NPC Blocks, as well as the public benefits
to be delivered in conjunction with each such Block. Certain public and community
benefits, such as affordable housing, linkage payments and job creation are linked to the
construction or completion of each building within the Project, while others may be linked
to construction or completion of all buildings within a specific phase of the Project.

Because the construction of the NPC Project is not anticipated to be completed in one
continuous construction sequence, the Proponent proposes to continue the 2010 Project’s
approach of allocating community benefits and improvements that reasonably reflects the
pro rata portion attributable to an individual NPC Project component.

Given possible changes to the phasing of the future construction of the Developed Blocks,
the Proponent may propose changes to the timing, scope, or Block allocation of the benefits
described below, subject to the approval of the Boston Planning and Development Agency.
The construction or other delivery of the public benefits listed below will be subject to the
approval of city and state regulatory departments and agencies.
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Table 2-2

Developed Blocks — Project Uses, Public Realm Improvements, Benefits, and Status

Block

Current or Planned Use

Proposed Public Realm
Improvements and Benefits

Status

Block A

Hotel Uses
Restaurant Uses
Civic Uses (Visitors” Center)

Construction of Old Sleeper Street
Pedestrian Way (connecting existing
segments of the Harborwalk)
Approximately 2,000 sf of gross floor area
for Seaport District visitors’ center or similar
civic space

Sidewalk improvements (adjacent portions
of Sleeper Street, Seaport Boulevard)

= Completed

Block B

Retail/Entertainment/Restaurant/
Services Uses

Residential Uses

Public and Accessory parking
Innovation Uses

Courthouse Square (portion within Block
B constructed with Block B; remainder
constructed upon completion of the later
of Block B or Block C; 10-foot wide
pedestrian passage if B completed before
@)

Seaport Boulevard Improvements (area
adjacent to Block, and median)

Sidewalk Improvements (Northern
Avenue, Seaport Boulevard, and Sleeper
Street)

Northern Avenue Improvements (area
adjacent to Block)

Public parking

Car-sharing (on Block B and/or Block C)

= Completed

Block C

Retail/Entertainment/Restaurant/
Services Uses

Residential Uses

Public and Accessory parking
Innovation Uses

Courthouse Square (upon completion of
later of Block B or Block C; 10-foot wide
pedestrian passage if C completed before
B)

Fan Pier Boulevard Extension (upon
completion of Block C or Block D,
whichever is earlier)

Seaport Boulevard Improvements (area
adjacent to Block, and median)

Sidewalk Improvements (adjacent portions
of Northern Avenue, Fan Pier Boulevard)
Northern Avenue Improvements (area
adjacent to Block)

Public parking

Car-sharing (on Block B and/or Block C)

= Completed

Block F

® Open Space Uses

Innovation Uses

Innovation Center

Seaport Common

Seaport Boulevard Improvements (area
adjacent to Block, and median)
Sidewalk Improvements, including wide
sidewalks with pedestrian amenities
adjacent to Common

Northern Avenue Improvements (area
adjacent to Block)

= District Hall
(Innovation
Center)
completed.

" Seaport
Common,
associated
sidewalk
improvements
completed.
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Table 2-2 Developed Blocks — Project Uses, Public Realm Improvements, Benefits, and Status
(Continued)
Proposed Public Realm Status
Block Current or Planned Use Improvements and Benefits
Block H Place of worship = New chapel Open Space,
Retail/Entertainment/Restaurant/ = Open space at Sleeper Street end of office
Services Uses Block component
Office Uses = Sidewalk on adjacent portions of Seaport completed.
Boulevard New chapel,
associated
sidewalk
improvements
completed in
2017.
Block ] Hotel Uses = MBTA Silver Line head house Completed
Restaurant Uses improvements incorporated into
development
® Farnsworth Street Pedestrian Link
® Thomson Seaport Extension
= Sidewalk Improvements (adjacent
portions of Seaport Boulevard,
Farnsworth Street and Thomson Place)
Block K Retail/Entertainment/Restaurant/ = Stillings Extension Completed.
Services Uses = Sidewalk improvements (adjacent
Residential Uses portions of Seaport Boulevard, Thomson
Public and Accessory parking Place, Boston Wharf Road and Stillings
Extension)
= Block K Open Corner
® Public parking
Blocks Retail/Entertainment/Restaurant/ = Autumn Lane (upon completion of Blocks L1 completed.
L1-L2 Services Uses L1 and L2) L2 under
Office and Research Uses = Harbor Way (upon completion of Blocks construction.
Innovation Uses L1 or L2, whichever is later; a 20-foot
Public and Accessory parking pedestrian passage will be constructed
with the earlier of L1 or L2)
= Sidewalk improvements (adjacent
portions of Autumn Lane, East Service
Road, Boston Wharf Road)
® Public parking
Block M1 Retail/Entertainment/Restaurant/ = M Way (upon completion of later of Under
Services Uses Blocks M1 and M2; 20-foot pedestrian construction.
Residential Uses passage if M1 is completed before M2)
Innovation Uses = Seaport Boulevard Improvements (area
Public and Accessory parking adjacent to Block)
= Other sidewalk improvements (adjacent
portions of Seaport Boulevard, East
Service Road, B Street)
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Table 2-2 Developed Blocks — Project Uses, Public Realm Improvements, Benefits, and Status
(Continued)
Proposed Public Realm Status
Block Current or Planned Use Improvements and Benefits
Block M2 ® Retail/Entertainment/Restaurant/ = M Way (upon completion of later of = Under

Services Uses

Residential Uses

Innovation Uses

Public and Accessory parking

Blocks M1 and M2; 20-foot pedestrian
passage if M1 is completed before M2)
® Other sidewalk improvements (adjacent
portions of Seaport Boulevard, East
Service Road, B Street, Congress Street)

construction.

Block Q .

Open Space Uses

= Sidewalk improvements (Stillings
Extension and Boston Wharf Road)
= Active recreational space

= Completed.

NOTE: The Developed Blocks have been approved for additional uses not listed in the table above, and may
convert to those approved uses; this table summarizes the current and planned uses of the Developed Blocks
as of the filing of this NPC.

Table 2-3 NPC Project Uses, Public Realm Improvements, and Benefits
Proposed Public Realm
Block Proposed Uses Improvements and Benefits
Block D ®  |nnovation Uses = Fan Pier Boulevard Extension (upon
®  Education Uses completion of earlier of Block C or Block D)
= Retail/Entertainment/ Restaurant/ Service = Seaport Boulevard Improvements (area
Uses adjacent to Block and corresponding median)
= Civic/Community and Cultural Uses = Sidewalk Improvements (adjacent portions of
= Office Uses Northern Avenue, Seaport Boulevard, Fan Pier
=  Public and Accessory parking Boulevard)
= Pier Street (between Block D and Block F)
= Northern Avenue Improvements (area adjacent
to Block)
®= 5,000 sf of civic/educational use
= Public parking
= MBTA Silver Line head house on Block F
= Advance the design of the planned Summer
Street/Massport Haul Road/Drydock
Avenue/Pappas Way Connector connection to
25% with BTD (upon completion of the earlier
of Block D or Block G)
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Table 2-3

NPC Project Uses, Public Realm Improvements, and Benefits (Continued)

Proposed Public Realm
Block Proposed Uses Improvements and Benefits
Block F ®  |nnovation Uses Innovation Center
(additional ®  Open Space Uses, including memorials, Seaport Common
improvements water features Pedestrian only Harbor Way segment between
to be ®  Park Pavilion: (including Local F & G Blocks
constructed as Retail/Services Uses; Restaurant Uses) New MBTA Silver Line head house (with Block
part of NPC ®  Local Retail/Services Uses; Restaurant D)
Project) Uses Seaport Boulevard Improvements (area
= Office Uses adjacent to Block and corresponding median)
®  Public and Accessory parking Northern Avenue Improvements (area adjacent
®  Civic/Community and Cultural Uses to Block)
®  Education Uses Harbor Way segment between Seaport
®  Transportation Uses Boulevard and Northern Avenue (upon
completion of the earlier of Block F or Block
Q)
Minimum 1,500 GSF Civic Space
Block G ®"  |nnovation Uses Approximately 5,000 square feet of civic space
®  Education Uses Pedestrian only Harbor Way segment between
®  Retail/Entertainment/ Restaurant/ Seaport Boulevard and Northern Avenue
Services Uses (upon completion of the earlier of Block F or
®  Civic/Community and Cultural Uses Block G)
®  Residential Use Seaport Boulevard Improvements (area
=  Hotel Uses adjacent to Block and corresponding median)
= Office Uses Sidewalk Improvements (adjacent portions of
®  Public and Accessory parking Northern Avenue, and Pier Four Boulevard)
Northern Avenue Improvements (area adjacent
to Block)
Public parking
Advance the design of the planned Summer
Street/Massport Haul Road/Drydock
Avenue/Pappas Way Connector connection to
25% with BTD (upon completion of the earlier
of Block D or Block G)
Blocks L3-L6 ®  Retail/Entertainment/ Restaurant/ Harbor Way and Harbor Square park (upon
Services Uses completion of the earliest of Blocks L3 and L5
®" Innovation Uses or L4 and L6)
" Residential Uses Sidewalk Improvements (adjacent portions of
= Office Uses Congress Street, Autumn Lane, East Service
®  Hotel Uses Road, Boston Wharf Road)
®  Civic/Community and Cultural Uses Public art and/or landscaping installations
®  Public and Accessory parking Public parking
Mid-Block Pedestrian Crossing to the Summer
Street Steps
Bicycle improvements on Boston Wharf Road
from Congress Street to Seaport Boulevard
Fort Point Community Theater (unless this is
included with the SeaPAC on block P)
Incubator Retail Pop-up Space
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Table 2-3 NPC Project Uses, Public Realm Improvements, and Benefits (Continued)
Proposed Public Realm
Block Proposed Uses Improvements and Benefits
Block N ®  Innovation Uses Summer Street Steps (upon completion of
®  Education Uses Blocks N or P, whichever earlier)
®  Retail/Entertainment/ Restaurant/ Services Sidewalk Improvements (adjacent portions of
Uses Congress Street, West Service Road and
= Civic/Community and Cultural Uses Summer Street)
=  Residential Use Bicycle Improvements on West Service Road
=  Hotel Uses to Melcher Street Extension
= Office Uses
®  Public and Accessory parking
Block P ®  |nnovation Uses Sidewalk improvements (Congress Street and
®  Education Uses Summer Street)
= Retail/Entertainment/ Restaurant/ Services Summer Street Steps (upon completion of
Uses Blocks N or P, whichever earlier)
= Civic/Community and Cultural Uses
= Residential Uses
= Hotel Uses
= Office Uses
®  Public and Accessory parking
Block Q = Open Space Uses (already constructed) Sidewalk improvements (Stillings Extension
= Park Pavilion (including Local and Boston Wharf Road), (already constructed)
Retail/Services Uses/Restaurant Uses Active recreational space (already constructed)
2.3 Cultural Facilities

The Proponent is proposing to create the Seaport Performing Arts Center (SeaPAC) as part of
the NPC Project. The SeaPAC will include several performing arts venues designed
specifically to meet the needs of the City of Boston’s performing arts community as
identified in the recently public City of Boston Performing Arts Facilities Needs Study. The
largest of these proposed venues will feature a capacity of approximately 500 seats,
configured to accommodate voice, musical ensemble, orchestra, theater, and other types of
performance in a flexible seating arrangement. An accompanying social space and flat-floor
performance venue will feature capacity of approximately 100 seats and will be accessible
to performing arts organizations of many different scales and production types. The
Proponent also envisions a “black box” venue elsewhere in the NPC Project area if not
included within the SeaPAC called the Fort Point Community Theater that is intended as
flexible community-oriented space that can accommodate a flat-floor performance, gallery
or display setup, community meeting or function of flexible format, or many other types of
community uses free of charge to community organizations. The Proponent summarizes
several spatial and operational studies and funding strategies for the inclusion of cultural
spaces in the Amended NPC Project in this Section.
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To create an authentic, vibrant, and sustainable neighborhood in the Seaport, the Proponent
concurs with comments received that it is important to provide significant public amenities
such as civic and cultural spaces. The Proponent shares the BPDA’s commitment to
strengthening the City’s arts and culture sector through the creation of new host facilities
and intends to make cultural and civic uses a central component of the Seaport experience.
Civic and cultural spaces will lend unique character to this emerging community and help
to create a distinctive sense of place, just as the Institute of Contemporary Art (“ICA”) and
District Hall have already done. Such facilities will draw in a diverse array of patrons and
contribute to a rich public realm experience. When planned and implemented properly,
these spaces can support both small, local arts organizations and larger, more established
cultural institutions and performance organizations.

The Proponent observes, and concurs with the conclusions of the City of Boston’s
Performing Arts Facilities Assessment, that Boston’s performing arts community is
characterized by a wide array of organizations. Many of these are smaller organizations
without a permanent or consistently available home, a few are large established
organizations such as the Boston Ballet, Boston Symphony Orchestra, and Huntington
Theatre that either own their own or have long-term arrangements for performance venues,
and there are a relatively small number of medium-sized organizations that typically rent
spaces in one of the City’s existing performance venues such as the Boch Center.

Following the public discussion at various community meetings regarding the NPC held in
the winter of 2017 and in response to the BPDA’s required scope of study regarding the
provision of one or more performing arts facilities within the NPC Project, the Proponent
undertook an independent performing arts facilities study to evaluate the types and sizes of
performance venues that could feasibly and reasonably be accommodated — physically,
financially and operationally — in the Seaport Square Project. The Proponent engaged
William Rawn Associates (“WRA”), an experienced and well-respected planning and
architecture firm with extensive experience in the design of performance venues of all types
and sizes, to perform the physical study of civic and cultural spaces. WRA has designed a
wide variety of cultural facilities in Boston and across the country. WRA’s past projects
include professional and academic theaters, as well as music and dance performance and
practice venues, many of which are integrated within mixed use buildings.

In tandem with the physical planning aspect of the Proponent’s evaluation of the types and
sizes of performing arts facilities that might reasonably and feasibly be located in the
Seaport Square Project, the Proponent also endeavored to speak with a cross-section of the
myriad performance groups in Boston to learn what features are most important in the
design and operation of a cultural facility, and what funding capacity currently exists both
in terms of capital and operational models. The goal of these discussions was to ensure that
the civic and cultural amenities constructed in the Seaport Square Project meet a real need
within the Boston arts community and become sustainable features of Boston’s cultural
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facilities landscape. Based on feedback received during these conversations, the Proponent
agrees with the BPDA’s assessment that the greatest need is for a variety of smaller but
highly functional spaces that can serve a range of purposes, including theater, dance, and
other performing arts and entertainment uses.

Additionally, the Proponent recognizes the need for an operational strategy and financial
framework that will enable the long-term success of such facilities and ensure that they are
accessible for a variety of users, especially non-profits, while being able to sustain
themselves financially with a variety of earned income opportunities.

2.3.1 Seaport Cultural Corridor

The 2010 Project contemplated the possibility of a single cultural facility to be located
within one of the Project parcels (Block P, on Summer Street). Based on conversations with
local arts organizations, the WRA study, and independent analysis, and consistent with the
City’s Performing Arts Facilities Assessment, the Proponent does not believe that a single
large performing arts facility is the optimal choice for the Seaport. In addition to the high
cost of constructing and operating such a facility (which obstacles have prevented progress
in the seven years since the 2010 Project was approved), the number and type of users
looking for a large facility is limited and not well aligned with the Proponent and City’s
shared goal of providing facilities that can accommodate the wide range of arts
organizations looking for space in the City. The Proponent also determined that large
venues tended to host fewer low-cost public performances, have more down/dark time, and
command much higher ticket prices than smaller venues. Based on the Proponent’s and the
BPDA'’s shared objectives of activating the public realm as frequently as possible and
creating opportunities for both cultural organizations and patrons to enjoy performances as
frequently and accessibly as possible, the Proponent shares the City of Boston and BPDA'’s
conclusion that several smaller facilities would be more beneficial to creating a successful
and sustainable performing arts destination in the Seaport.

Instead of a single, large performance facility, the Proponent seeks to promote a diverse
array of different types and sizes of cultural spaces throughout the Project. These spaces
would be centered on Harbor Way, which is envisioned as a new “Cultural Corridor”
extending from the ICA to the Boston Convention & Exhibition Center (BCEC) (see Figure 2-
9), with a series of other civic and cultural spaces interspersed between. The variety of civic
and cultural spaces will better meet the diverse needs of the City’s cultural community and
will create a critical mass of arts and cultural uses, establishing the Seaport as a thriving
cultural destination. The Proponent will be allowed to substitute cultural uses for any other
category of space within the NPC Project Site, though it is anticipated that such facilities
will take the place of retail uses on the lower floors of each host building and possibly
office/research uses on intermediate floors, depending on the height of the performing arts
venue. This will allow the location of cultural amenities to be flexible as the specific needs
of the arts community are further crystalized and specific organizational partners are
selected.
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Blocks L3, L5 and P were identified as the subject of the Proponent’s evaluation of cultural
use programming. The three sites, together with the ICA and District Hall, would create a
distinct cadence of cultural uses distributed along the Harbor Way Cultural Corridor,
drawing people to explore this important pedestrian connection from one end to the other.

Blocks L3 and L5 were also selected due to their proximity to the hub of activity centered
on Harbor Square park. Harbor Square park is planned to host a variety of public
programming, so there could be a strong synergy between events taking place in the
outdoor space and within the adjacent cultural facilities. Blocks L3 and L5 also benefit from
their adjacency to the thriving arts district that already exists in the Fort Point neighborhood.
By locating civic and cultural facilities on the pedestrian pathway between Harbor Square
park and Boston Wharf Road, an arts destination could be formed to bridge between Fort
Point and the Seaport Square Project and also contribute to pedestrian activity on Boston
Wharf Road, an important pedestrian pathway between Fort Point and the waterfront.

With the ICA (300 seat performance venue) and District Hall (200 seat multipurpose venue
and civic space) acting as anchors to the Harbor Way Cultural Corridor at the waterfront
end, locating another cultural amenity on Block P would bookend Harbor Way and draw
people up the Summer Street Steps and on to Summer Street, to the BCEC and beyond. Like
Harbor Square park, the Summer Street Steps are themselves envisioned as a cultural hub
that will be actively programmed as a community amenity. Locating a cultural facility on
Block P will allow the venue to contribute to activity on the Summer Street Steps, further
integrating it with the surrounding neighborhood.

In addition to the adjacency benefits offered by these sites, Blocks L5 and P also offer the
largest footprints available in the district, providing maximum flexibility for accommodating
cultural uses, whose structural implications for the host building are of paramount
importance in terms of physical feasibility. Block P also has the benefit of a substantial air
rights parcel over an adjacent highway ramp, which provides significant space that is clear
of the building tower’s footprint, though constrained by existing structural load points
installed by the Central Artery/Tunnel project on which the NPC Project’s air rights
development would be constructed.

232 Cultural Facility Options & Spatial Analysis

Consistent with the scope of study set forth by the BPDA in its Revised Scoping
Determination, the Proponent evaluated a range of options for the size and type of
performing arts facilities that could be considered for development in the Seaport. Below is
a summary of the spatial requirements of these potential facility types, which are intended
to accommodate a range of different performance types, and a synopsis of the physical
opportunities and constraints associated with the potential development of each.
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2.3.2.1 800 Seat Venue

The spatial feasibility of constructing an 800-seat performing arts venue with an orchestra
pit was evaluated on the only two blocks in the NPC Project with areas large enough to
accommodate the basic footprint of a venue of this size, without regard for building
structure or other constraints. The facility was studied at a height of 70’ in order to
accommodate under floor support space and sloped and fixed attendee seating. A portion of
the facility extends to a height of 90’ to accommodate a fly tower, which would protrude
from the building envelope due to the limited structural capacity of the air rights portion of
Block P (4 stories). The program includes a performance hall and support/Back of House
(BOH) space on three levels, with a ground floor entrance. A facility of this size would
require at least three full levels of floor area to accommodate the performance hall, fixed,
sloped seating, orchestra pit, and theater volume.

A diagram of the facility spatial requirements is shown in Figure 2-10. The facility was test
fit on Blocks L5 and P, as depicted diagrammatically in Figures 2-11 and 2-12.

As shown in Figures 2-11 and 2-12, a footprint and volume of this size venue, with an
orchestra pit, would have a serious impact on the usability of the entire podium of either of
these buildings due to the number and size of impacted floorplates. Because of the extent of
the venue'’s physical footprint and on-floor BOH requirements, only a series of irregular and
challenging retail and restaurant spaces would be left over facing the street, impacting the
Proponent’s ability to create the kind of diverse and active streetscape that is so desperately
needed in the Seaport and especially on streets such as Boston Wharf Road and Congress
Street in the case of Block L5, and Summer Street in the case of Block P. In addition,
because of the amount of floor area occupied by the venue itself and the volume within the
venue, the host building would be impossible to finance because of the resultant usable to
gross floor area ratio. This conclusion is only exacerbated by the presence of these irregular
retail spaces, whose limited usability would significantly impact their marketability and
resultant ability to contribute to the financability of the development block in question.

Most importantly, with a more detailed examination of the actual structural requirements of
these blocks, a venue of this size simply would not physically fit on either Block P or Block
L5 due to the presence of essential vertical structural support and vertical circulation/life
safety infrastructure, the building’s structural and egress core, which would pierce the
performance hall volume and render it unusable. The issue of central building structural
and life safety/egress infrastructure is a central theme in determining the physical feasibility
of a larger-scale performing arts facility on any of the NPC Project Blocks. Because the
footprints of these blocks are inherently limited by the size of the parcels owned by the
Proponent and the consistent desire to limit the size of building massing for numerous
urban design reasons, the introduction of a large, column-free volume into a building
footprint of relatively limited size is consistently problematic, as illustrated by the WRA
study.
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Further compounding this physical constraint is the requirement for each building’s
structural core to be both relatively centrally located within the building footprint (to avoid
unacceptable structural eccentricity within the overall building framework) and also to
extend from the lowest level of the garage to the highest floor of the building in order to
maintain structural stability and provide the degree of seismic stiffness required by the 9th
Edition of the Massachusetts State Building Code (which was in its 6th Edition when the
performing arts facility was initially contemplated in the late 2000s). This evolution in
building codes between the late 2000s and today has caused almost all buildings of scale in
Boston to adopt a central concrete core in lieu of an all-steel system that offered more
flexibility in terms of transferring load paths down through the core of a building. In the
Seaport, the last major building constructed with a steel core was One Marina Park Drive
on Fan Pier in the late 2000s; since that time every major building constructed in the
Seaport has adopted a central concrete core that runs continuously from basement to roof.
The presence of a thick concrete core (which contains both structure, elevators, and in
many cases the emergency egress stairs for the building) in the middle of each of the NPC
Project development blocks inherently limits the footprint of a performing arts venue, which
requires a volume unimpeded by structural cores or even structural columns due to
acoustical and sightline considerations.

The WRA study illustrates clearly the physical and programmatic challenge of
accommodating a venue of this size in any of the development blocks given the practical
needs of the building’s structural and life safety/egress infrastructure. As a result of this
conclusion, the Proponent focused further study on the kind of smaller, more flexible and
accessible venues that could physically fit within the proposed development envelopes.

Additionally, the Proponent observed that an 800-seat venue would compete head-to-head
with a renovated and repositioned Huntington Theatre and possibly other existing or
contemplated venues for performances that would draw from similar audiences. Among the
key findings of the City of Boston’s Performing Arts Facilities Assessment is that there is both
excess supply and excess demand for space, and striking a balance between the level of
demand in Boston and the amount of supply is essential to creating a sustainable
performing arts ecosystem. The City’s study did not identify demand for more than one
modern, well-equipped 800-seat venue; introducing two such venues into the ecosystem in
a similar timeframe would undercut both philanthropic efforts focused on achieving the
initial buildout of each facility and also the long-term sustainability of both operations.

2.3.2.2 500 Seat Venue — Traditional

The spatial feasibility of constructing a traditional 500 fixed-seat venue with a proscenium
stage sized to accommodate theater, music and dance was evaluated. The facility was
studied at a height of 55’ in order to accommodate under floor support space and sloped
attendee seating. A portion of the facility extends to a height of 90’ to accommodate a fly
tower, which would protrude from the building envelope due to the limited structural
capacity of the air rights portion of Block P (4 stories). The program includes a performance
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hall and support/BOH space on three levels, with a ground floor entrance. A facility of this
size would require at least three full levels of floor area to accommodate the performance
hall, fixed, sloped seating, orchestra pit, and theater volume.

A diagram of the facility spatial requirements is shown in Figure 2-10. The facility was test
fit on Blocks L5 and P, as depicted diagrammatically in Figures 2-13 and 2-14.

As shown in Figures 2-13 and 2-14, a footprint and volume of this size venue, with an
orchestra pit and fly tower, would have a serious impact on the usability of significant
portions of the entire podium of either of these buildings due to the number and size of
impacted floorplates. Similar to the findings with respect to the 800-seat theater volume,
because of the extent of the venue’s physical footprint and on-floor BOH requirements, a
series of irregular, challenging retail and restaurant spaces would be left over facing the
street on large areas of each podium, impacting the Proponent’s ability to create the kind of
diverse and active streetscape that is so desperately needed in the Seaport and especially on
streets such as Boston Wharf Road and Congress Street in the case of Block L5 and Summer
Street in the case of Block P. In addition, because of the amount of floor area occupied by
the venue itself or the volume within the venue, the host building would be impossible to
finance because of the resultant usable to gross floor area ratio. This conclusion is only
exacerbated by the presence of these irregular retail spaces, whose limited usability would
significantly impact their marketability and resultant ability to contribute to the financability
of the development block in question.

Most importantly, with a more detailed examination of the actual structural requirements of
these blocks, a venue of this size would be extraordinarily challenging to fit on either Block
P or Block L5 due to the presence of the building’s primary structural frame, which would
pierce the performance hall volume and render it unusable. The issue of central building
structural and life safety/egress infrastructure is a central theme in determining the physical
feasibility of a larger-scale performing arts facility on any of the NPC Project blocks.
Because the footprints of these blocks are inherently limited by the size of the parcels
owned by the Proponent and the consistent desire to limit the size of building massing for
numerous urban design reasons, the introduction of a large, column-free volume with major
volumetric elements like an orchestra pit and fly tower into a building footprint of relatively
limited size is consistently problematic, as illustrated by the WRA study.

In the case of Block L5, the fly tower would extend well into the tower portion of the
building, causing significant structural inefficiency and unusable floorplates, and the tower’s
structural grid would not be able to span over the performance volume without transfers
and bracing that would introduce unacceptable structural premiums into the overall cost of
the entire building.
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In the case of Block P, the fly tower would pierce the roofline of the podium of the building
and create unacceptable structural loads on pre-existing foundation elements that were
installed by the Central Artery/Tunnel project to facilitate construction over the 1-90 exit
ramps. This would also have a significant impact on the architecture of the building itself as
the fly tower would extend into the air as a free-standing element outside the tower
footprint. The presence of this vertical projection, as well as the orchestra pit’s impact on
the usability of the Summer Street street-level spaces, renders this option physically
infeasible.

The WRA Study illustrates clearly the challenge of accommodating a venue of this size in
any of the development blocks given the practical needs of the building’s structural and life
safety/egress infrastructure, as well as the need for architectural clarity in the building form
and, in the case of Block P, the desire to fully activate the site’s Summer Street frontage. As
a result of this conclusion, the Proponent focused further study on the kind of flexible and
accessible venues that could physically fit within the proposed development envelopes and
that could more readily accommodate a wider variety of performance types.

2.3.2.3 500 Seat Venue — Flexible

The Proponent conducted a study of the spatial feasibility of constructing a 500 seat flexible
venue that could accommodate a wide variety of performance types, including classical,
dance, jazz, voice, opera, and theater in a range of flexible configurations consistent with
the needs of the City’s performing arts community and the desires of contemporary
performing arts organizations and audiences. The facility was studied at a height of 40’. The
program includes a performance hall and support/BOH space on two levels, with a ground
floor entrance. This type of venue does not require an orchestra pit or fly tower and relies
on flexible seating arrangements and technology to accommodate specific production
arrangements and needs. This type of venue was specifically cited in many of the
conversations that the Proponent held in connection with its outreach to performing arts
organizations in Boston and reflects many of the priorities expressed in the City of Boston’s
Performing Arts Facilities Assessment.

A diagram of the facility spatial requirements is in Figure 2-10. The facility was test fit on
Blocks L5 and P, as depicted diagrammatically in Figures 2-15 and 2-16.

As shown in Figures 2-15 and 2-16, a facility of this size has a substantial spatial impact on
the host building. Despite the lack of under floor BOH space and a fly tower, the clear
volume required to support a flexible facility of this nature still has a significant impact on
the building floor plates. This slightly smaller facility size is able to stay clear of building
cores, reducing the egress/life safety infrastructure challenges faced by the building. The
structural challenges remain, however, and costly load transfers would still be required to
provide the clear-span spaces required for a successful performance facility.
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In addition to the structural concerns associated with accommodating a facility of this size
within one of the project blocks, concerns about financability of the building remain. The
volume occupied by the performance facility impacts the gross to usable floor area ratio,
making the building more difficult to finance. The facility also impacts the spaces
surrounding it, and would limit the use of the podium level for active retail uses that would
otherwise contribute to the vibrant public life of the Seaport. Specifically for Block P, the
main volume of the facility would have to be elevated above Summer Street to ensure that
an active street level experience is created. The venue’s entry lobby would remain at street
level on Summer Street.

The Proponent found that this type of facility, while it would introduce significant structural
complexity and cost premiums to the Block P project, could be accommodated in the
podium section of the building and could play an important role in activating the Summer
Street streetscape and the Summer Street Steps. Most importantly, this type of venue would
bring the scale and flexibility to accommodate a very wide variety of different types of
performances cost-effectively, providing maximum accessibility to a diverse range of
organizations, programs, and audiences.

2.3.2.4 150 Seat Black Box Theater

The spatial feasibility of constructing a well-appointed 150 seat black box theater was
evaluated. A diagram of the facility spatial requirements is in Figure 2-10. The facility was
test fit on Blocks L3, L5 and P, as depicted diagrammatically in Figures 2-17 through 2-19.

A facility of this size would incur structural premiums to create the long-span, high-
ceilinged space required for this type of performance venue, and the facility would also
require the creation of dedicated building infrastructure (i.e. washrooms, specialized and
dedicated HVAC equipment, etc.) that could not be shared with other building uses, further
burdening the host building with cost premiums that could not likely be recouped through
rents or user fees due to the non-profit priority nature of the uses envisioned for this space.

While this size facility would result in significant structural and other hard cost premiums
and loss of floorplate efficiency/usability, the 150-seat black box studio facility would be
physically feasible on multiple development blocks.

2.3.2.5 100 Seat Black Box Theater

The spatial feasibility of constructing a well-appointed 100 seat black box theater or similar
flat-floor multi-purpose performance/social space on blocks L3, L5 and P was evaluated. A
diagram of the facility spatial requirements is in Figure 2-10. The facility was test fit on
Blocks L3, L5 and P, as depicted diagrammatically in Figures 2-20 through 2-22.

While this size facility would result in significant structural and other hard cost premiums
and loss of floorplate efficiency/usability, the 100-seat black box studio facility would be
physically feasible on multiple development blocks.
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Programmatically and operationally, the Proponent sees value in grouping this smaller
venue, which could be used for a variety of purposes from performances and rehearsals to
social functions, community events, and educational programming, with the larger 500 seat
venue to create a multi-venue performing arts center (the Seaport Performing Arts Center or
SeaPAC). This unified proposal is further described in Section 2.3.5.1 of this Chapter.

2.3.3 Operations Analysis

Operational strategy was also considered in the process of evaluating the 800 seat, 500 seat
traditional, 500 seat flexible, 150, and 100 seat venue options. Given the Proponent’s and
the BPDA's shared goal of providing preference to non-profit organizations at an affordable
price point, the Proponent does not believe that a traditional 500 seat or 800 seat facility
will best serve the broader performing arts community in Boston, even if these options were
structurally or financially feasible within the NPC Project building envelopes and structural
constraints.

While there are numerous cultural organizations across the City in need of practice and
performance space, the number of such organizations that can consistently fill a large,
traditional performing arts venue on hundreds of nights per year is very limited. A large
traditional facility comes with correspondingly high operating costs, and even if subsidized,
the number of organizations that could afford to occupy such a facility is limited. In order to
support smaller, non-profit users and a diverse array of performance types, the Proponent
believes that more flexible, technology-enabled spaces that offer more of what
contemporary performance organizations and audiences want will better serve the cultural
community’s needs.

In addition to better serving the cultural community, more flexible spaces will also serve the
broader community. Large traditional performing arts facilities are often inactive during the
day and on nights when performances are not scheduled. While the Proponent seeks to
minimize the footprint that cultural facilities have on the ground level of any building in
order to maximize active street-facing uses and minimize what has been called “dead lobby
syndrome,” some lobby space at ground level is necessary. In a facility that is not operating
during the day or every night, this lobby becomes a blank space that detracts from an
otherwise lively and active street level experience. Smaller facilities are used more often
because they can be offered at a more accessible price point and provide more flexibility in
types of use, and therefore contribute more positively to the public realm on a day-to-day,
night-to-night basis.

These types of flexible venues can also play a more social and less formal role in the life of
the adjacent street and/or public spaces by hosting a wider variety of events and providing
opportunities for shared indoor/outdoor programming that may not be ticketed or organized
in a traditional fashion that creates an explicit — and often economically driven — separation
between what is happening inside a performing arts venue and the public, unticketed
activities going on outside the walls of the venue in the public realm. This opportunity for
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the proposed venues to interact directly with the public spaces immediately adjacent to the
SeaPAC and the Fort Point Community Theater venue is something the Proponent embraces
because this synergy between indoor and outdoor spaces would create unique artistic
opportunities unlike anything currently extant in Boston.

2.3.4 Funding Analysis

Facility size impacts project cost in several ways. The construction of shell space by the
Proponent increases directly with the increase in facility size. Since it is likely that a facility
will be operated in partnership with an arts organization or group of organizations that will
be partially responsible for funding, the costs incurred by that organization to fit out the
space will also increase as the facility grows. It is in the best interest of both the Proponent
and the arts community to right-size the Seaport cultural facilities so as to meet the civic and
cultural needs of the city’s performing arts community while achieving cost efficiencies and
not creating scenarios whereby either the Proponent becomes unable to finance a particular
building due to the economic burden of a large non-revenue producing space or the
performing arts partner organization is unable to raise capital funds for the interior buildout
and furnishing of the space or ongoing operational funding to offset higher than sustainable
operating costs.

In addition to the direct cost of the construction of facility core and shell, the Proponent
must also consider the opportunity cost of operating cultural and civic amenities in space
that would otherwise be rentable at market rate. These costs become particularly high when
several stories of open volume are required for large theaters and fly towers, which can
occupy several stories of what would otherwise be rentable space. The Proponent
recognizes the importance of providing civic and cultural facilities in the Seaport and plans
to financially support the creation of these spaces, but the Proponent’s ability to commit
capital funding to this purpose must be balanced with the economic realities and inherent
economic premiums associated with constructing these types of facilities in an urban,
mixed-use environment such as the Seaport where other competing public policy priorities
such as affordable housing, economic development, transportation mitigation, and public
space creation must also be addressed.

2.3.5 Cultural Facility Recommendations

The spatial, operational, and funding analysis outlined above leads the Proponent to concur
with the BPDA and the City of Boston’s Performing Arts Facilities Assessment’s conclusions
that a mix of smaller, more flexible performance venues will best serve the diverse array of
organizations that make up the City’s performing arts community, the Seaport
neighborhood’s desire for an active, vibrant, and diverse performing arts scene, and the
Project’s overall financial feasibility.
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Based on the conclusions shared between the Proponent’s study, the BPDA’s scope of
work, and the City of Boston’s Performing Arts Facilities Assessment, the Proponent has the
following recommendations and commitments for the creation of new performing arts
infrastructure in the Seaport. A diagram of the distribution of these facilities is depicted in
Figure 2-9.

2.3.5.1 Development of the Seaport Performing Arts Center (SeaPAC)

The Proponent will partner with a performing arts organization to develop the Seaport
Performing Arts Center (SeaPAC), most likely on Block P of the NPC Project. This facility
would feature a major performing arts venue of city wide significance in the range of 500
seats in a flexible and well-appointed venue with appropriate lobby/prefunction space and
equipped to handle performances and programs of many different types in order to ensure
programmatic accessibility to a variety of different performance types. The SeaPAC would
also include a space of approximately 100 seat capacity suitable for smaller, less formal
performances, as well as community gatherings and other uses that are related to the
performing arts venue and could include rehearsals, receptions, public programming, and
educational programming.

The objective of the SeaPAC is to provide a performing arts venue of city-wide significance
that is well equipped to accommodate a wide variety of different types of performances and
that fills an identified void in the City’s inventory of performing arts venues for a mid-sized,
well-appointed venue that can accommodate a wide variety of different types of
performances. Flexibility, transparency, and intensity of use would be guiding principles for
the SeaPAC’s development and operation in order to ensure that the facility contributes
substantially and on a day-to-day, hour-to-hour basis to the level of cultural activity in the
Seaport. The Proponent desires that the SeaPAC be active as many days and nights of the
year as possible and wants to create a flexible and easily programmable space to ensure it is
programmed, attended, and enjoyed by as diverse a spectrum of organizations and
audiences as possible as many hours of the day and evening as possible.

The Proponent anticipates engaging a specific presenting sponsor to assist in the
development and operation of this facility. This commitment is intended to be located in
Block P and would be delivered when Block P is constructed.

2.3.5.2 Development of the Fort Point Community Theater (FPCT)

This facility would feature a 100 to 150 seat “black box” performance venue that is planned
to be directly accessible from and contributing to the life of Harbor Square park, the major
public open space planned for the center of Blocks L3 — L6. The FPCT is intended to
provide low-cost, flexible, easily-accessible performing arts space to encourage
experimentation and risk-taking among smaller/startup theater companies who are often
unable to secure venues for their performances. Depending on the preferences of the
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operating partner, the FPCT may also be combined with the SeaPAC in one location to
create an even larger performing arts complex and realize certain physical and operational
efficiencies.

A partner non-profit organization would be engaged to manage and administer this space.
This commitment would be delivered by the time Blocks L3 — L6 are completed, unless it is
co-located with the SeaPAC, in which case the FPCT would be delivered at the same time
as the SeaPAC venues described above.

2.3.5.3 Creation of Community Grant Program

As part of the Proponent’s commitment to supporting the surrounding non-profit
community, the Proponent will create and administer a grant program of $50,000 per year
for ten years to be provided to Fort Point and South Boston non-profits with a maximum
single award of $25,000. This commitment will be funded at the time a building permit is
issued for the first NPC project. This commitment will help to ensure that local arts
organizations have a targeted source of operational support to help promote
experimentation and innovation in the District.

2.3.6 Operations and Funding Strategy

The Proponent has consulted with a number of performing arts organizations, as well as
stakeholders affiliated with and serving the City’s performing arts community, in
determining the best operational strategy for the SeaPAC and FPCT. The Proponent also
appreciates the City of Boston’s stated policy objective of prioritizing use of the performing
arts venues created in the Seaport for non-profit use at accessible rates.

As a result of these ongoing conversations, the Proponent has concluded that both of these
facilities should be managed by an established, experienced organization with deep roots in
the City’s arts community and broad resources both with respect to the ability to develop
and present content and also to cultivate and capture philanthropic support for both capital
and operating expenses. To this end, the Proponent is engaged in ongoing conversations
with a number of locally-based performing arts organizations. Ultimately, the Proponent
will select one organization with which to partner on the development of the SeaPAC and
potentially a second organization with which to partner on the development of the FPCT.

It is anticipated that the Proponent will contribute shell space to the SeaPAC and FPCT and
that partner organizations will be responsible for funding the fit out of the facilities. The
process for selecting partner organizations will take into account the ability of these
organizations to fundraise for initial capital costs and produce sustainable revenue streams
through earned revenue and other sources so as to make the facilities self-sustaining for
long-term operations. Based on discussions to date and recognizing the City’s policy
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2.4

objective of prioritizing non-profit uses in the performing arts venues to be created, the
Proponent believes that both venues can (and must) be self-sustaining with very modest
operating support from philanthropy if properly managed and activated.

2.3.7 Additional Civic and Cultural Spaces

In addition to theater, music and dance performance venues, a number of other civic and
cultural spaces are also being considered for the Seaport.

The objective of maintaining the civil space commitments is to create spaces within the
Seaport that are welcoming to all residents of Boston with uses that serve specific
community needs. Specific Block-by-Block commitments are described elsewhere in this
submission.

Sustainable Design

The 2009 DPIR/DEIR included Leadership in Energy and Environmental Design (LEED)
checklists for the LEED ND [Neighborhood Development], LEED NC [New Construction],
and Core and Shell Development.

Since the review of the 2009 DPIR/DEIR, the Project has been certified at the Gold level
under LEED ND.

In addition, individual buildings have achieved, or will achieve, the following LEED
statuses:

¢ The Envoy Hotel on Block A is LEED Certifiable;

¢ The buildings on Blocks B and C are targeting LEED Silver;
¢ District Hall on Block F is certified LEED Silver;

¢ The buildings on Block H are LEED Certifiable;

¢ The Yotel building on Block ] is targeting LEED Silver;

¢ The Watermark building on Block K is targeting LEED Gold;
¢ 101 Seaport on Block L1 is certified LEED Platinum;

¢ 121 Seaport on Block L2 is targeting LEED Platinum; and

¢ The buildings on Block M are targeting LEED Silver.
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Climate Change
2.5.1 Climate Change Resilience

Climate change is expected to result in rising sea levels, more frequent extreme storms, and
more extreme weather events. This section describes Project-related research into climate
change impacts, and the measures that have been incorporated into the buildings’ designs
to ensure they will improve the existing sites’ climate change resilience.

At Seaport Square, compact development, a balanced mix of uses, the opportunity to locate
homes and employment near one another, pedestrian- and bicycle-friendly
accommodations, and a host of measures incorporated into building design and
construction will all serve to minimize the Project’s greenhouse gas emissions.
Nevertheless, the effects of climate change will impact the Project Area, and the Proponent
places a high priority on preparing the Project to face them.

The expected life of the Project’s buildings, before major renovations are necessary, is
approximately 50 years. Therefore, the Proponent planned for buildings systems to
withstand climate-related conditions projected 50 years into the future. However, the
project buildings and infrastructure are expected to have a useful life through 2100 and
beyond, and longer-range climate change impacts have been considered in the project
design to the extent feasible.

2.5.1.1 Extreme Heat Events

To address extreme weather conditions that the City of Boston is expected to experience in
the future, the Project has been designed to withstand and mitigate the expected increase in
extreme heat events.

According to Climate Ready Boston the City of Boston can expect that the number of days
with temperatures greater than 90°F will increase from the current 11 days annually
experienced between 1971 and 2000, to between 25 and 90 days annually by 2070,
depending on the extent of greenhouse gas emissions over the next several decades.’
Extreme heat can have serious negative impacts on human health and infrastructure, both of
which will affect quality of life. The NPC Project design will incorporate a number of
measures to minimize the impact of high temperature events, including:

¢ Addressing solar gain through building orientation;
¢ Choosing windows and glazing that minimize solar gain;

¢ Including fagade commissioning to identify sources of heat loss;

1

Climate Ready Boston, December 7, 2016.
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¢ Installing operable windows where possible to allow for natural ventilation instead
of reliance on mechanical equipment and its associated energy needs, as well as to
allow for natural ventilation in a brownout;

¢ Planting shade trees in open spaces on the Project Site to minimize the amount of
pavement that could be heated by the sun, limiting the heat island effect, and
providing shade for pedestrians;

¢ Specifying plant materials that tolerate higher temperatures to minimize the need for
irrigation;

¢ Installing high performance building envelopes to minimize energy requirements to
cool buildings; and

¢ Specifying high albedo roofs and green roofs, where practicable, to minimize the
heat island effect.

2.5.1.2 Sea Level Rise and Future Storms

According to Climate Ready Boston, by 2030 sea level may be as much as eight inches
higher than it was in 2000, and could be as high as seven feet higher by 2100. As
described in “Climate Change and Extreme Weather Vulnerability Assessments and
Adaptation Options for the Central Artery” by MassDOT (the “MassDOT Report”), “one of
the challenges presented by the wide range of SLR projections is the inability to assign
likelihood to any particular [SLR] scenario.”” To be conservative, in the year 2070, SLR
could be as high as approximately four feet.

Combined with storm surge at an inopportune tide, flooding in this future scenario would
be possible at the NPC Project Site.” The storms in the Boston area that could create these
flood conditions would be Nor’easters and tropical storms. In 2017, hurricanes occur less
frequently than Nor’easters; however, in the future according to the MassDOT Report, it is
anticipated that there will be roughly the same number of tropical storms impacting the
Boston area as Nor’easters. In addition, the intensity of storms is anticipated to increase.
The risks of each type of storm differ: hurricanes are typically shorter in duration, but are

Massachusetts Department of Transportation, et al. “MassDOT-FHWA Pilot Project Report: Climate
Change and Extreme Weather Vulnerability Assessments and Adaptation Options for the Central Artery.”
November 2015.

The MassDOT Report, funded by the Federal Highway Administration, studied the impact of sea level
rise and future storm impacts related to climate change on the Central Artery in Boston. As part of this
project, a hydrodynamic model was developed for Boston Harbor, including inland areas that cover
portions of Boston, including the Project site. The report states that the model is able to provide site-
specific information about the risk of potential future flooding in the years 2030, 2070 and 2100 related
to storm events, in particular Nor’easters and tropical cyclones (i.e., hurricanes).
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more intense and create a larger storm surge; Nor’easters are longer in duration, but created
a smaller storm surge. For this reason, a hurricane would need to impact Boston within a
short window to create flooding as shown in the MassDOT Report, while Nor’easters are
more likely to create flooding given that they have a higher probability of impacting the
area during the rising tide and high tide.

The new FEMA FIRM map that includes the Project Site shows that portions of the NPC
Project Site — Blocks D, F, G, M, N, and L - may be affected by flooding in a 100-year
storm event. In addition, the MassDOT Report shows that in 2070, the NPC Project site
may have up to a 50% chance of flooding annually, with the lowest annual change
anticipated at the corner of East Service Road and Congress Street, and the highest annual
chance anticipated along Boston Wharf Road, Northern Avenue, and the corner of Seaport
Boulevard and B Street. The 100-year flood in 2070 is projected to cause flood levels of
approximately 0.5 to 4 feet above ground level, with the lowest anticipated depth at the
corner of East Service Road and Congress Street, and the highest anticipated depth along
Boston Wharf Road, Northern Avenue, and the corner of Seaport Boulevard and B Street.
Taking that into account, along with sea level rise and the projected greater intensity of
future storms, the NPC Project includes measures to minimize the impact of potential
flooding at the site, including the following:

¢ As suggested by Boston Harbor Now, raising the grade of the central green space at
Harbor Square park to at least elevation 19.5’ Boston City Base (almost 3’+ above
the 500-year flood elevation) to provide an area of refuge and assembly during high-
water events;

¢ Entrances to NPC buildings within Seaport Square will be set as high as possible
above the 500-year flood level of approximately 16.66 BCB when possible while
maintaining accessibility along existing public ways;

¢ Locating critical mechanical equipment and residential uses above the potential
flood level;

¢ Using flood barriers — movable or permanent, as appropriate - to prevent water
from entering parking garages, ground floors, and other low lying portions of the
site;

¢ Designing higher ceiling heights on ground floors to allow the ground level to be
raised in the future to adapt to sea level rise if necessary;

¢ Installing water-tight conduits for utility services serving the Project blocks;

¢ Enhancing building resilience through back-up outlet circuits, high performance
buildings, cool rooms;
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¢ Managing water on site through measures such as graywater systems, water
detention, and permeable materials; and

¢ Incorporating salt tolerant plant materials in flood prone open spaces.
2.51.3 Rain Events

As a result of climate change, the Northeast is expected to experience more frequent and
intense storms, as discussed above, and greater annual precipitation. To mitigate this, the
Proponent will take measures to minimize stormwater runoff and protect the NPC Project’s
mechanical equipment. Critical mechanical and electrical equipment will be located at the
highest elevation possible above the ground floor to prevent exposure to flood waters.
Transformer Rooms for the NPC buildings will be located at the level above the highest
retail floor (Floor 3 or above). Emergency generators will be located on roofs.

The NPC Project will be designed to reduce the existing peak rates and volumes of
stormwater runoff from the site by implementing some of the following measures:

¢ Planting green roofs where practicable to absorb rainfall and minimize the amount
of water that goes into the stormwater retention and drainage systems;

¢ Incorporating pervious/plant materials to promote stormwater infiltration and/or
evapotranspiration; and

¢ Tanks will detain stormwater runoff collected from roofs and areas above garage
structure and runoff will be directed to groundwater injection wells to encourage
recharge or reused for site irrigation, toilet flushing and/or cooling tower makeup
water.

2.5.1.4 Drought Conditions

Although more intense rain storms are predicted, extended periods of drought are also
predicted due to climate change. The occurrence of droughts lasting one to three months is
expected to rise significantly over the course of the century. To minimize the NPC Project’s
susceptibility to drought conditions, the landscape design is expected to include native and
adaptive plant materials that are better able to withstand droughts, and a high-efficiency
irrigation system will be installed. Non-potable water will be used for irrigation, where
feasible. Aeration fixtures and appliances will be chosen to conserve potable water.
Graywater will also be collected where feasible for reuse to conserve water supplies.
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2.5.2 Site Design

The NPC Project design seeks to improve the immediate landscape on each individual
parcel, as well as the landscape around the entire Project Site and the Seaport district
beyond. In addition to the aesthetic and recreational characteristics of the landscaped
spaces, the Project team has also focused on the water-saving and stormwater management
characteristics of these spaces, as well as the ability of these spaces to reduce the heat island
effect.

The landscape design on each parcel will incorporate extensive planting of native and
adaptive plant materials that will minimize the need for irrigation. These plantings will also
help reduce the heat island effect.

To cope with increasing intensity in precipitation, the stormwater management system will
retain stormwater on site in excess of the required one-inch precipitation event. An
increase in stormwater absorption and related reduction in stormwater runoff will be
achieved through increases in the amount of vegetation and the incorporation of permeable
hardscapes (unit pavers/wooden boardwalk) in select locations to aid in capturing surface
runoff prior to its entering standard storm systems. In addition to permeable surfaces, the
design will incorporate roof rainwater capture, green infrastructure (e.g. on-site infiltration,
extensive landscaping) and subsurface storage or infiltration or both. This reduction in the
rate and volume of stormwater runoff will provide relief to BWSC drainage infrastructure by
freeing up capacity in relation to the existing Project Site conditions.

The NPC Project will also provide numerous shade trees and structures to reduce the urban
heat effect, replacing the existing surface parking lots.

253 Site Flevations and Building Design

According to the most recent 2016 FEMA study, the 1% Annual Chance (100-year storm)
Stillwater Elevation is 15.85 BCB (9.4 NAVD88) and the 0.2% Annual Chance (500-year
storm) Stillwater Elevation is 16.66 BCB (10.2 NAVD88) for the majority of Seaport Square
excluding Block M. As described in this section, the Project will include design measures to
improve the adaptability of the proposed buildings to climate change and its effects,
including sea level rise and storm surges. Similar to the new GE facility, entrances to NPC
buildings within Seaport Square will be set as high as possible above the Stillwater 500-year
flood level of approximately 16.66 BCB while maintaining accessibility along existing
public ways.

The ground floor elevations of Blocks L4, L6, and P will be set at elevation 19.0 or greater
(2.3’ + above the 500-year flood elevation). The eastern edges of Blocks L3 and L5 will be
set between elevation 18.0" and 19.5" adjacent to Harbor Square park (1.4’-2.9" above the
500-year flood elevation). Block N will have a major presence on Summer Street at an
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elevated grade on the bridge. The main lobbies on Block D and G will be set on the
Seaport Boulevard side of the building above elevation 17.5" (0.9’ above the 500-year flood
elevation).

The central green within Harbor Square park will be set above elevation 19.5" (almost 3"+
above the 500-year flood elevation) to provide an outdoor area of refuge during high-water
events.

2.5.3.1 Minimizing Water Flow/Seepage Pathways

On all ground floor levels, glazing will be placed on a curb that is set above the 100-year
flood elevation, and at a minimum four-inches above the sidewalk, which will prevent
flood damage during events.

Rapidly deployable flood barriers will be installed at ground floor doors and garage
entrances in preparation of major storm events throughout the District.

2.5.3.2 Elevation of Communication and Electrical Equipment and Feeds to Outlets

Most of the mechanical and electrical systems, including major equipment and critical life
safety equipment (e.g., generators, associated switchgear, and distribution) will be elevated
above ground-level retail floors to help ensure that they are not rendered inoperable by a
local flooding event. Utilities to buildings will have watertight wall penetrations at the
buildings’ faces to prevent the intrusion of elevated groundwater levels.

2.5.3.3 Critical Equipment Connected to Emergency Generator

Critical equipment and loads of the NPC Project buildings, including stair pressurization
and elevators, will be connected to emergency power. This will allow occupants to shelter
in place for short periods of time and allow for safer, measured evacuation when necessary.

2.5.3.4 Use of Water Resistant Building Materials

The NPC Project will use water resistant materials in building envelopes and first floor
spaces. In each exterior entryway, resistant materials such as concrete, natural stone and
corrosion-resistant metals will be used. These materials will be able to withstand potential
flooding, minimizing the damage that could occur and the amount of time that the building
will not be able to be used after a flood event. In addition, extra emphasis will be given to
selecting interior finishes that are not coated or waterproofed on both sides, thereby
allowing such finishes to dry in at least one direction following a flooding event. The use of
waterproof curb/base materials such as tile, epoxy, stone, and/or terrazzo will also be
encouraged by tenants with ground floor spaces to harden these spaces against the impacts
of flooding on walls within ground floor spaces.
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Furnishings in first floor spaces will have the following characteristics: light weight to be
easily moved to higher levels if necessary, rust- and corrosion resistant metal, plastic,
concrete, reinforced glass, and non-absorbent stone finishes (natural or artificial) to
withstand flooding.

2.5.3.5 Essential Safety

Essential life safety equipment connected to emergency power will include fire alarms, fire
pumps, elevators, cool rooms, and egress lighting.
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Chapter 3

Urban Design



3.0

URBAN DESIGN

3.1

Harbor Way and Harbor Square

The NPC Project proposes to create a major new north-south multimodal connection
between Summer Street and the Harbor’s edge called Harbor Way. This new axis of travel
will create a north-south pedestrian and bicycle thoroughfare through the heart of the
Seaport District that will help to organize and unify the development blocks within the
Project Area and serve as a major public open space and transportation amenity to
residents, commuters, and visitors.

The Harbor Way district-wide linear public open space will be anchored by a multi-use
public open space called Harbor Square park at the center of Blocks L3-L6, comprising over
66,000 sf of contiguous park space ringed with active public uses including cafes,
restaurants, civic and cultural uses, and building entries and public through-block
connections to enhance pedestrian porosity between this major public space and the
surrounding streets and neighborhood beyond. See Figure 3-1.

3.1.1 Multiple Paths to the Water’s Edge

Recognizing the importance of creating multiple paths to the water’s edge, since the NPC
Project was proposed, as requested by the BPDA Urban Design Department, the Proponent
will also introduce a “hinge point” along Harbor Way at Seaport Boulevard to ensure direct
physical and visual connectivity to Seaport Common and Fan Pier Green, two major public
green spaces that provide direct physical and visual connectivity to Boston Harbor and the
Harborwalk (shown in Figure 1-7).

While the Proponent believes strongly that multiple paths of travel to the water’s edge need
to be created and maintained, the importance of the broad visual corridor provided by
Seaport Common and Fan Pier Green should be emphasized as part of the Harbor Way
experience. This “hinge point” is created by adjusting the footprint of the small retail
building proposed for Block F to open up a greater view corridor from the south and north
sides of Seaport Boulevard between Harbor Way and Seaport Common, as well as
providing a wide and appealing sidewalk experience on the north side of Seaport Boulevard
to invite pedestrians to filter from Harbor Way into Seaport Common and beyond to the
new MBTA Silver Line headhouse. This sidewalk experience has been designed as an
extension of Seaport Common rather than simply a widening of the sidewalk in order to
ensure legibility and place visual emphasis on this important pedestrian connection
between Harbor Way and the Seaport Common/Fan Pier Green urban room.
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3.1.2 Activating the Edges

Along with Harbor Way, Boston Wharf Road and East Service Road connect Summer Street
to the water. These three roads are imagined as parallel links, each with a different urban
experience. Similar to Harbor Way, Boston Wharf Road and East Service Road will be lined
with active ground floor uses (such as retail and dining) that contribute to the vitality of the
streets on both the first and second levels, resulting in a density of active public uses that
surpasses many other similar streets in the City. Where possible, loading docks are located
away from these two streets (to Autumn Lane, for example). Active uses on both the M
block and the L block create double sided retail along the length of East Service Road with
outdoor seating, pedestrian-level lighting, and an inviting pedestrian environment from
Congress Street all the way to Seaport Boulevard.

On Boston Wharf Road, the Proponent will expand upon the success of new activation by
the Proponent on Block K and L1 on this street as a pedestrian pathway to Seaport Common
by increasing the density and porosity of active, public uses on the east side of the street
(the only side controlled by the Proponent) as Blocks L3, L5, and N are developed. The
Proponent is planning approximately 50,000 square feet of first- and second-story retail,
restaurant, café, civic, and cultural uses along Boston Wharf Road to create vibrant, active
pedestrian-oriented boulevards, consistent with the 2010 Project’s vision, as previously
shown in Figures 1-12, 1-16 and now in Figure 3-2.

Similarly, on East Service Road, where Blocks L2 and M are currently under construction
with two levels of active public uses (including a Day Care in Block L2) on each side of the
street, the Proponent will continue this successful approach to East Service Road with a
consistent sidewalk setback for Blocks L4 and L6, and multiple levels of active public uses.
The Proponent is planning approximately 75,000 square feet of first- and second-story retail,
restaurant, café, civic, and cultural uses on East Service Road, as shown previously in
Figures 1-13, 1-17 and now in Figure 3-3.

In general, the Proponent believes strongly that these vehicular streets nonetheless provide
important north-south pedestrian connections and will apply a mix of streetscape and
landscape strategies, as well as active edges and pedestrian amenities such as lighting,
wayfinding, café seating, and a high density of active public uses to ensure the success of
these two important thoroughfares for multiple modes of transportation and as important
public realm amenities for the entire district.

3.1.3 Mid-Block Entrances to Harbor Square park

The Proponent has made significant changes to the four pedestrian entrances into Harbor
Square park since the NPC submission. All entrances have been significantly widened and
greened to create a sense of openness and welcome to passersby on the surrounding public
streets. The Harbor Way corridor has been widened to maintain a minimum 70-foot
dimension, consistent with the existing section of Harbor Way already under construction

4698/Seaport Square 32 Urban Design
Epsilon Associates, Inc.



between Blocks L1 and L2. Building massing has also been changed where these entry
points meet the surrounding streets to further open up the entry points with much broader
geometries and building massing that is more inviting to pedestrians at these key locations.

The refined mid-block entrances on the L3-6 Blocks provide a greater degree of visual
penetration to, from, and through Harbor Square park. Specific design considerations will
be incorporated at these entrances at the individual building design level to signal a greater
degree of “public-ness” as well. These might include a “carving back” of the ground floor to
further open up the aperture into Harbor Square park; decreasing the height of the podium
to one or two stories at key pedestrian entrances; designing the building corners to be
chamfered (the “Barcelona corner”); and making the ground floor active and transparent.
Adjustments to the massing at mid-block entrances to signal the “public-ness” of Harbor
Way and Harbor Square park are shown on Figures 3-4 and 3-5.

3.1.4 Moments along Harbor Way

Harbor Way is a major new pedestrian corridor — that emphatically links and reorients the
Seaport to the Harbor and to other parks and open spaces within the District. A new grand
stair and pedestrian corridor physically connect Summer Street to the water and the existing
Harbor Walk, essentially completing a loop along the water’s edge further integrating the
District into the existing neighborhood fabric. Together, Harbor Way in combination with
other proposed streetscape improvements strengthen multiple connections the Harbor,
Seaport Common and Fan Pier Green to improve waterfront access.

Harbor Way is imagined as a public destination surrounded by new residential, office,
retail, civic and cultural, and other active public uses; an eventful and social connector; and
a promenade of experiences including Harbor Square park - a new, green space situated at
the heart of the site that has been redesigned to function as an urban oasis and place of
respite from the surrounding development.

Harbor Way is envisioned as a sequence of choreographed rooms each with their own
unique character and program (see Figures 3-6 and 3-7). Care has been given to not only
differentiate the design qualities, uses, and experiences of each room, but to also maintain
flexibility for both formalized events such as greenmarkets, winter bazaars and ice skating
and informal pop-up events such as street buskers, maker-space demonstrations, art
installations, impromptu performances, and a myriad of other activities.

Harbor Way is designed to be public, inviting and welcoming and to offer something for
everyone — gardens, performances, children’s play, food, shopping, lounging and sitting,
taking in the views, enjoying art, learning about history, etc. As an energetic and pedestrian
spine with a central neighborhood park, it encapsulates the full aspiration of the Seaport
district as a beautiful and dynamic place to live, work, shop, make, enjoy and visit
throughout the year.
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3.1.5 Connectivity to Other Open Spaces

A successful open space system is the product of a series of accessible, well-connected, and
well-conceived public spaces, each serving functions that are distinct yet complementary to
the larger whole. In the Seaport context, the anticipated development will need to be
served by open spaces that permit both quiet enjoyment and recreational uses by residents,
and active programming that expresses the district’s energetic urban character.

The new open spaces along Harbor Way, and particularly Harbor Square park, must
carefully calibrate the balance between these two characters. In the existing context, Sea
Green, Fan Pier Park, and to a lesser extent, Seaport Common, are all “passive” parks with
large expanses of open lawn suitable for both passive use (like picnicking) and recreational
use. They are readily accessible from most of the Seaport within a five-minute walk. Harbor
Square park, therefore, should ideally provide a different, and complementary, character
and function to these existing open spaces, while providing legible connections to them, as
it does via Harbor Way (see Figure 3-8).

316 Recalibration of the Urban Room

Harbor Square park’s central green space, Harbor Way, and Harbor Lanes have been
refined to increase the aggregate amount of public realm on Blocks L3-L6 Blocks to 1.5
acres, while maintaining the central idea of the “urban room.” The plan of Harbor Square
park’s central space now reflects a more legible and generously proportioned rectangle that
includes a major green space. The enlarged openings of the Harbor Lanes/pedestrian
connections to Q Park and M Block further enhance public visibility and access to and
through Harbor Square park.

3.1.7 Bicycle Access on Harbor Way

Although bicycles are expected to use Harbor Way and will be accommodated down the
Summer Street Steps by way of a cycle ramp alongside the Steps, the Proponent’s intent is
for Harbor Way to be a leisurely route for both pedestrians and bicycles, and will direct
commuter bicycle traffic onto the proposed protected bicycle infrastructure on Boston
Wharf Road. Harbor Way will be designed with ample width to safely and comfortably
accommodate both bicycles and pedestrians, but dedicated and protected bicycle
infrastructure suitable for higher-speed commuting cyclists is being proposed on Boston
Wharf Road just adjacent to Harbor Way.

3.2  Summer Steps
3.2.1 Accessibility
A highly visible public accessible route will be constructed alongside the Summer Street
Steps for public use. The experience and design quality of this accessible route will be
similar to that of the Summer Street Steps and it is intended that the public would not need
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to enter into traditionally privatized space such as a residential or office building lobby to
reach this critical accessibility pathway. A conceptual accessible path for the stairs is shown
with Block P on Figure 1-14. The accessible path will be designed in accordance with ADA
and MAAB Regulations with the earlier of Block N or P.

3.2.2 Summer Street Steps Vision

The Summer Street Steps physically connect Summer Street to Congress Street in a grand
gesture that celebrates the important visual and physical connection through the district
leading north to the harbor. The Steps are envisioned as an important anchor and
pedestrianized connection in contrast to small, hidden and uncelebratory stairs between
Summer and Congress streets and elsewhere in the Seaport.

The orientation, length and run of the Summer Street Steps were specifically designed to be
visible from Congress Street — so as to ensure a more public and grand entrance and arrival,
rather than being tucked back and hidden within the development. As currently proposed,
the Summer Street Steps are highly visible for users travelling from both the Convention
Center as well as those coming from Congress Street and Boston Wharf Road from the west
in the Fort Point neighborhood.

Flanked by trees, a wood boardwalk cascades approximately 24’ down towards Congress
Street forming a series of seating terraces providing ample seating that function for everyday
use as well as amphitheater-like seating for special events. Midway down the steps, a large
central landing provides opportunities for temporary events as well as potential connections
to the N and P Parcels. At the foot of the Steps, a new civic plaza (N + P/Performance Plaza)
and stage has been designed as on open, flexible, and democratic space allowing for a
multitude of formal and informal uses and events (see Figures 3-9 and 3-10). The
N + P/Performance Plaza also has the potential to work in conjunction with any future
adjacent cultural institutions, allowing for activities and events to spill out into the public
realm. The N+ P/Performance Plaza area, which comprises over 12,000 square feet of
public open space, replaces the Block L5 plaza contemplated in the 2010 Project plan that
was less than half this size.

The Summer Street Steps will function as an important cultural anchor along Harbor Way.
With the Harbor itself and the ICA creating a strong magnet at the north end of Harbor
Way, the Summer Street Steps and Plaza in combination with the proposed SeaPAC on
Block P and close proximity to the Convention Center will be the counterpoint on the south
end, resulting in the creation of a highly legible cultural corridor.

3.2.3 Mid-block Crossings

The Proponent is proposing to create a mid-block crossing at Summer Street at the top of
the Steps, as shown in Figure 3-11, that will incorporate an enhanced bus station and a
Mobility Micro-HUB. It should be noted that MassDOT owns the Summer Street viaduct,
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3.3

and any such modifications will be subject to MassDOT’s review and approval as the
design process for these important mobility improvements advances. These improvements
will be made as part of the first of Block N or Block P to be constructed, along with the
Summer Street Steps to create a complete connectivity system from the south side of
Summer Street and the BCEC down to Congress Street (Section 2.1.8.6).

The Proponent will work with appropriate public agencies (MassDOT, BTD, etc.) to modify
the pedestrian crossing of Congress Street when BRT is implemented. The required changes
to the Congress Street right of way to accommodate BRT are discussed in Section 2.1.5.4.

Character of Streetscapes

The NPC Project will achieve an appropriate balance of neighborhood cohesion and design
diversity that is imperative to the development of a project of this size.

3.3.7 Congress Streef

Congress Street has dramatically improved over the past ten years as a destination for
restaurants, cultural, and hotel attractions, as well as the City’s innovation economy, leading
the Proponent to seek a new approach to continuing the vibrant and active streetscape
environment that has recently emerged along Congress Street in the Fort Point Channel
Landmark District. Congress Street will have wide pedestrian sidewalks and be surrounded
by two levels of active public uses on the northern side of the street at Blocks L5-L6 and
three levels of active public uses on the southern side of the street at Blocks N and P.
Building massing will be calibrated to continue the streetwall character of the Fort Point
Channel Landmark District across Boston Wharf Road to create a pedestrian-scale emphasis
on this stretch of Congress Street.

3.3.2 Seaport Boulevard

A corridor-wide series of improvements between Sleeper Street and Pier 4 Boulevard is
planned and partially under construction to complement recent improvements made in
connection with the development of Blocks B, C, F, H, J, K, and L1. Once improved as
contemplated, Seaport Boulevard will bring a new street experience to the City.

Tree-lined and furnishing-rich sidewalks and a wide, landscaped median planted with
mature trees and public art installations, will create a pleasant, visually interesting, tree-
canopied stroll for pedestrians from the Financial District to Harbor Way and beyond to the
World Trade Center complex.

A new “hinge-point” at Harbor Way is created by adjusting the footprint of the small retail
building proposed for Block F to open up a greater view corridor from the south and north
sides of Seaport Boulevard between Harbor Way and Seaport Common, as well as

4698/Seaport Square 3-6 Urban Design

Epsilon Associates, Inc.



providing a wide and appealing sidewalk experience on the north side of Seaport Boulevard
to invite pedestrians to filter from Harbor Way into Seaport Common and beyond to the
new MBTA Silver Line headhouse.

The retail pavilion building on Block F is set back in general alignment with District Hall
along Seaport Boulevard and set back in respect to the Massachusetts Fallen Heroes
Memorial along Northern Avenue. The modest scale of Building F in the context of
surrounding Project buildings and the planned building across Northern Avenue on Fan
Pier contributes to its reading as a pavilion in the park. The open and publicly accessible
rooftop brings newly created public open space to a unique perspective on the Seaport
District with views toward the water and toward the City. The thoroughly open active
programming invites pedestrians to flow through, around, and over the building.

3.3.3 Autumn Lane

The Proponent will work closely with its landscape architecture and urban design team to
ensure that Autumn Lane is a safe, comfortable, and enjoyable pedestrian experience for
both the north-south and east-west desire lines. Although Autumn Lane will host multiple
parking entrances and loading docks, the Proponent intends to adopt streetscape and
landscape design elements that appropriately balance Autumn Lane’s need to serve multiple
buildings with parking and loading entries with the desire to create a safe and enjoyable
pedestrian environment along both axes of this important piece of connective tissue for the
District (see Figures 3-12 to 3-14).

3.3.4 Boston Wharf Road and East Service Road

Special attention to the quality and scale of street sections will be paid in the remaining
(unbuilt) sections of Boston Wharf Road and East Service Road, where the Proponent is
planning over 100,000 square feet of first- and second-story retail, restaurant, café, civic,
and cultural uses to create vibrant, active pedestrian-oriented boulevards, consistent with
the 2010 Project’s vision. The massing and facade articulation of the tower portion of the
L3-L6 blocks will be subject to additional study on a project-by-project basis, with the goal
of producing diverse architectural expressions along Boston Wharf Road and East Service
Road to further enliven their architectural character.

In general, the Proponent believes strongly that these vehicular streets nonetheless provide
important north-south pedestrian connections and will apply a mix of streetscape and
landscape strategies, as well as active edges and pedestrian amenities such as lighting,
wayfinding, café seating, and a high density of active public uses to ensure the success of
these two important thoroughfares for multiple modes of transportation and as important
public realm amenities for the entire district.
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3.4

Landscape Themes and Design
3.4.7 Summer Street Steps

The Summer Street Steps provide a way to access the Seaport District from Summer Street
for pedestrians and bicycles that doesn’t existing today. Flanked by trees, a wood
boardwalk cascades approximately 24’ down towards Congress Street forming a series of
seating terraces similar to the ICA providing ample seating that function for everyday use as
well as amphitheater-like seating for special events. The Summer Street Steps connecting
Summer and Congress streets will be lined on multiple levels with active retail,
entertainment, civic/cultural, and restaurant spaces on the lower two or three floors of
Blocks N and P. At the foot of the Steps, a new civic plaza and stage has been designed as
on open and flexible space allowing for a multitude of formal and informal uses and events
(see Figure 3-15).

3.4.2 Social Room

Upon descending the Summer Street Steps, pedestrians are guided across Congress Street
via a generous at-grade pedestrian crossing. The Social Room’s allee of canopy trees is
accompanied by a series of oversized driftwood swings and a children’s play area just south
of Harbor Square park’s central green space. Figures 3-16 through 3-18 present a plan,
rendering and a typical section of the Social Room. These playful elements are designed to
attract families, children, teens and adults creating an informal and fun porch-like
environment. Flanked by the future Block L5 and L6 developments, the Social Room aspect
of harbor Square park provides numerous opportunities for the public realm to be part of
the architectural experience defined by the massing and setbacks of the surrounding
buildings. Numerous movable tables and chairs — both unassigned and some associated
with adjacent cafes and restaurants provide ample public seating and al fresco dining
opportunities, all of which draw life and energy into the heart of the L Block.

3.4.3 Harbor Square Park Central Green

The central green of Harbor Square park is envisioned as a new, green urban oasis and
respite situated at the heart of Blocks L3-L6. In contrast to the surrounding development,
Harbor Square park is designed as a large outcrop of nature, evoking the Massachusetts
landscape with groupings of New England pines, large boulders and coastal grasses and
shrubs surrounding a central lawn for residents, visitors, and area workers alike to lounge,
enjoy a moment in the sun, picnic, toss a ball around, and generally and immerse
themselves in a uniquely positioned landscape. Landscape plans, renderings and a typical
section of Harbor Square park are presented in Figures 3-19 to 3-22.
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Maintaining flexibility of Harbor Square park is a key component of the design and
generous space has been provided around the central oasis for both informal gatherings as
well as organized events such as seasonal greenmarkets, art installations, performances, as
well as a winter skating rink (see Figure 3-23).

3.4.4 Harbor Lane

Crossing Blocks L3-L6 in the east-west direction, the Harbor Lane aspect of Harbor Square
park promotes integration with the existing Fort Point neighborhood and Sea Green to the
west as well as a connection to the future M block development site to the east along East
Service Road. Punctuated by a series of planted islands, these gardens evoke the numerous
drumlins which dot the Inner Harbor and are intended to create a public entrance, inviting
and welcoming people into Harbor Square park, with a visual and physical link to the lawn,
trees and plantings within the central green space of Harbor Square park. Landscape plans,
a rendering and a typical section of Harbor Lane are presented in Figures 3-24 to 3-27.

Irregularly spaced and sized, the garden islands encourage meandering movement and are
imagined to be flanked by smaller scale shops, boutiques and restaurants creating a finer
grain village-like environment. Generous openings allow for impromptu pop-ups such as
makers markets, and also promote adjacent building programming to spill out and into the
public realm. Ample unassigned, public seating (both loose and fixed) will emphasize the
welcoming, highly public and democratic nature of this public space.

The proposed architectural massing of Blocks L3-L6 also creates a unique visual corridor
through the site. From any location along Harbor Lane, one is able to see Sea Green,
Harbor Square, and the “Bullnose” architectural feature at the future M block development
on Congress Street — unifying these otherwise disconnected spaces and creating a strong
sense of directionality and legibility that will help to orient visitors toward the water, Fort
Point, and other key cardinal directions. Harbor Lane therefore promotes pedestrian
connectivity and provides a rich pedestrian experience in and of itself.

3.4.5 Play Room

The Play Room aspect of Harbor Square park is envisioned as a neighborhood amenity for
residents and visiting families and includes two distinct areas with boulders, logs and other
natural play elements for children surrounded by plantings, and shown in Figures 3-28 to
3-30. Textures, materiality, and touch are at the forefront of the Play Room.

Parents have the opportunity to relax in Harbor Square park or enjoy a coffee or a drink in a
nearby cafe, while still being able to watch their kids in this unique play space. Ample
movable unassigned public seating will also emphasize the very public and welcoming
nature of this public space.
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3.5

3.4.6 Maritime History Room

Upon crossing Autumn Lane, pedestrians move through the Maritime History Room
currently under construction by Skanska with Block L2. Envisioned as a walking museum,
this Room tells the history of the Seaport through a number of physical and virtual reality
exhibits. This space, part of which is already completed and is highly used both by patrons
of adjacent retail establishments and the general public (facilitated by the Proponent’s
provision of loose unassigned public seating in the space), is an important link along the
Harbor Way sequence of experiences between Harbor Square park and Seaport Boulevard.

3.4.7 Harbor Stages

On the north side of the newly enhanced Seaport Boulevard medians and the hinge point
into Seaport Common, pedestrians move into the last room along Harbor Way, bordered by
the existing Seaport Common and the future Block F development to the west and the
future Block G development to the east. The Harbor Stages include a variety of experiences
such as shade gardens, groves of trees with movable tables and chairs, as well as stages
sized for intimate art installations and musical performances (see Figures 3-31 to 3-33).
Beyond this room, pedestrians can continue on towards the historic Inner Harbor, arriving
at both the existing ICA and Harborwalk pedestrian trail.

Building, Massing, Architecture, and Use Mix

Section 1.2.3 discusses the distribution of land uses for the NPC Project. Refer to Table 1-1
for “Approximate Dimensions and Uses of the NPC Project” and Table 1-3 for the “Seaport
Square Program — Total Comparison by Block”. Specific massing moves that have been
incorporated in the NPC Project to further enhance the public realm and create more public
open space in the district are discussed further in this section.

3.5.1 Blocks L3-16

The podia of Blocks L3-L6 have variegated profiles to further breakdown the massing scale
and enhance the pedestrian experience. As illustrated by the conceptual diagrams shown in
Figures 3-34 and 3-35, the podium height profile will vary between two and five stories,
with breaks that will produce the effect of smaller podium massing. As part of the urban
design strategy, this profile will rise higher at the outside (vehicular) corners of the L3-L6
Blocks, responding to the mid-rise height datum of the adjacent buildings and emphasizing
key gateway moments at critical intersections (such as Congress Street and Boston Wharf
Road). The height profile will step down at the pedestrian entry points to Harbor
Way/Harbor Square, signifying greater publicness and neighborhood character.

The massing strategy of Blocks L3-L6 aims to balance the programmatic goals of the project
with the need to respond to its surrounding context and create high quality urban design on
Boston Wharf Road and East Service Road. The podia of Blocks L3-L6 reflect the general
height and massing of the buildings that surround them -- both the historic, mid-rise Fort
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Point buildings to the west, and the podium of the Block M to the east. The regularity of the
podia will be broken up by a strategy of articulated and varied podia heights, which will
also produce visual interest, and create a greater perception of public-ness at the pedestrian
entry points to Harbor Square.

Within the conceptual massing as shown in the diagrams, the massing and facade
articulation of the tower portion of the Blocks L3-L6 will be subject to additional study on a
project-by-project basis, with the goal of producing diverse architectural expressions along
Boston Wharf Road and East Service Road to further enliven their architectural character.

Compared to the 2010 Project, the 2017 NPC increases the tower setback from the podium
along Boston Wharf Road (from 4’ to 10’ at L3, and 8’ to 10’ at L5) in order to better
acknowledge the height datum of the historic Fort Point Buildings.

3.52 Block F

The retail pavilion building on Block F is set back in general alignment with District Hall
along Seaport Boulevard and set back in respect to the Massachusetts Fallen Heroes
Memorial along Northern Avenue. The modest scale of Building F in the context of
surrounding Project buildings and the planned building across Northern Avenue on Fan
Pier contributes to its reading as a pavilion in the park.

The sloping rooftop garden, accessible by an open air stair aligned with the Mass Fallen
Heroes Memorial to maximize public visibility of the Memorial, brings an entirely new kind
of public open space to a unique perspective on the Seaport District with views toward
Seaport Common, the Harbor itself, and west toward downtown. A small penthouse at the
highpoint of the green roof houses a cafe with a publicly accessible elevator for universal
access. The active programming and visual transparency at the base invite pedestrians to
flow through, around and at the public stair; over the building. An accessible route to the
roof will be provided within the building. Views and sections of the proposed Block F and
of the refined building footprint are shown on Figures 3-36 through 3-40.

353 Blocks N and P

The podium height of Blocks N and P on Summer Street continue the mid-rise datum
established by the historic buildings heading towards the Financial District, such as 316 and
320 Summer Street. The proposed massing of Blocks N and P are shown on Figure 3-41.

3.5.4 Block D

The Proponent has progressed into schematic design for a new office/research building on
Block D. The building will have two levels of retail and will include 5,000 sf of civic space
as contemplated in the 2010 Project. The increased density on this Block will help
accommodate the growing innovation economy in the Seaport District and make possible
the extraordinary architectural quality and creativity that is envisioned for this building,
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3.6

3.7

which is being designed by OMA, the firm founded by Rem Koolhaus. Views of the
proposed design are shown on Figures 3-42 to 3-43. The building on Block D received
Design Approval from the Boston Civic Design Commission in August 2017.

Retail and Signage

The Proponent will continue to refine and expand upon their signage strategy and
guidelines for all retail (single and multi-story). As specific buildings progress into the design
stage, the Proponent will meet with BPDA staff to discuss size, placement, and orientation
of signage in order to establish signage guidelines for each Block during the design process.

Open Space Goals
Goal I: Create new signature open spaces that leverage underutilized waterfront sites

Harbor Square park has been expanded to provide 1.5 acres of signature park space
between Autumn Lane and Congress Street (Harbor Way) and Boston Wharf Road and East
Service Road (Harbor Lanes) - over 20% more total public open space than was planned for
Blocks L3-L6 under the 2010 Project. Furthermore, the Amended NPC now provides over
twice as much contiguous area of park space (66,000 sf) than was included in the 2010
PDA (30,600 sf), whose various open space areas on the L-Blocks were separated by two
vehicular roadways and elevated approximately 20 feet up in the air and accessible from
surrounding public streets only up multiple flights of stairs.

Harbor Square park is envisioned as a hub of year-round activity in the Seaport District and
a diverse public open space that provides both areas of respite and quiet contemplation that
will be enjoyed by residents and visitors alike, opportunities for active recreation, as well as
active edges that will create a new vibrant and interesting pedestrian pathway through the
entire District. The central green space within Harbor Square park will be richly
landscaped to provide an area of respite and calm, but also endowed with a dense network
of event-related infrastructure including power, digital, water supply and natural gas
connections, sanitary facilities, and other services that would be needed to support major
public events during certain periods. This space will also be of a scale and landscape
palette suitable for recreational activities such as fitness classes, children’s play, and various
other outdoor recreational activities that will contribute to the daily rhythm of life in the
surrounding neighborhood. The flexibility built into Harbor Square park is essential to
hosting the variety and frequency of public events envisioned for the space. Harbor Square
park will be designed to accommodate large gatherings and multiple programs such as
farmers’ markets, fashion shows, seasonal festivals, and craft fairs on an episodic basis, even
as it also functions as an essential daily amenity for residents, workers, and visitors alike.
This is discussed in detail in Section 1.2.1.6.
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Goal Il: Form networks of connected open spaces and cultural destinations

Harbor Way will define a corridor that connects multiple cultural and civic anchors and
open spaces to create something entirely new in the Seaport — a legible and beautiful
network of public places of interest — both indoor and outdoor — that will help to create a
sense of place and a district-wide identity that the Seaport today lacks.

In addition to the existing cultural/civic uses at the ICA and District Hall, the NPC Project
envisions the creation of the new Seaport Performing Arts Center discussed in detail in
Section 2.3 that would anchor the southern end of the Harbor Way corridor. The Fort Point
Community Theater is intended to be located within Blocks L3-L6 and adjacent to Harbor
Square park in order to contribute to the daily life and character of Harbor Square park. In
addition, Harbor Square park and the N+ P/Performance Plaza at the base of the Summer
Street Steps will be programmed with outdoor art and performances, and will become
outdoor cultural destinations in their own right.

Goal lll: Expand the diversity of experiences along stretches of the waterfront.

The different “rooms” that are currently being designed to create a diversity of experience
and character all along Harbor Way are discussed in detail in Section 3.4. At the base of the
Summer Steps is the N + P Plaza, a flexible space for formal or informal events that
replaces the previously envisioned Corner Plaza Square at Block L5. After crossing Congress
Street, pedestrians will arrive at the Social Room with playful elements designed to attract
families, children, teens and adults creating an informal and fun porch-like environment.
The central green of Harbor Square park is a green central oasis for both informal gatherings
and respite, as well as organized events such as seasonal greenmarkets, art installations,
performances, and a winter skating rink. Harbor Lane promotes integration with the existing
Fort Point neighborhood and Sea Green Park to the west as well as a connection to the
future M block development site and Congress Street to the east. The Play Room is
envisioned as an extension of the central green space of Harbor Square park and includes
two distinct areas with boulders, logs and other natural play elements surrounded by
plantings. After crossing Autumn Lane, the Maritime History Museum currently being
constructed by Skanska tells the history of the Seaport through a number of physical and
virtual reality exhibits. After crossing Seaport Boulevard, the Harbor Stages include a variety
of experiences such as shade gardens, groves of trees with movable tables and chairs, as
well as stages sized for intimate art installations and musical performances.

Overall, a wide range of diverse experiences — created through a diverse variety of design
approaches and different landscape features — will be created along Harbor Way and in
Harbor Square park. This is a significant change from the NPC Project, which contemplated
a much more uniform and continuous landscape materials and design palette.
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Boston Wharf Road and East Service Road have a more urban feeling while providing safe
access for pedestrians, bicycles, and vehicles through the Seaport District. Both streets will
be lined with street trees, street furniture including seating, and Mobility MicroHUBs as
previously discussed. The Proponent is planning over 100,000 square feet of first- and
second-story retail, restaurant, café, civic, and cultural uses to create vibrant, active
pedestrian-oriented boulevards, consistent with the 2010 Project’s vision.

Boston Wharf Road and East Service Road will contribute to the diversity of pedestrian
experiences in the district each by offering their own unique character defined by diverse
building architecture, varied streetscape designs, and mix of active public uses such as
retail, restaurants, entertainment venues, and cultural/civic spaces.

Goal IV: Expand connections between neighborhoods and the waterfront. Improved
pedestrian, bicycle, and ferry connections between neighborhoods and the water’s edge
can increase the waterfront’s value as a public resource for all.

The Proponent agrees with Go Boston 2030’s conclusion that Boston Wharf Road is an
appropriate location for protected bicycle infrastructure, especially given its connectivity
south of Congress Street to the 100 Acres area. Section 2.1.7 discusses the proposed bicycle
improvements within Seaport Square, including the creation of protected bicycle
infrastructure on Boston Wharf Road.

The public realm improvements envisioned in the NPC Project will contribute to the
integrity and connectivity of the overall city-wide trails network. Previously, several
important connections from points south (Dorchester Avenue corridor and Dorchester Bay)
terminate in the Seaport area. By providing a direct link from Summer Street to the Harbor,
Harbor Way provides a direct physical and perceptual link from these points to Boston’s
inner harbor as well as downtown (via Seaport Blvd. and the Rose Kennedy Greenway). See
Figure 3-8 for a diagram illustrating this inter-relationship. Furthermore, both the improved
Seaport Boulevard streetscape and Harbor Way will provide a better transition from Seaport
to the existing Harborwalk along the water.

Overall, the proposed Harbor Way corridor will dramatically improve pedestrian access to
the water’s edge from throughout the Seaport and Fort Point neighborhoods. This is a
fundamental public policy objective that has been decades in the making that the
Proponent strongly agrees with and is highly committed to achieving.

Extensive analysis of the travel demand between North Station and the Seaport has already
been undertaken and completed as part of the South Boston Waterfront Sustainable
Transportation Plan and more recently by the MCCA as part of its North Station water
transportation business plan; while further analysis would be duplicative with existing
efforts, the Proponent is already looking beyond the study phase of this water transportation
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initiative and is proposing a major operating subsidy for this service (or enhanced Silver
Line service, at MassDOT’s discretion) of $250,000 per year for ten years to contribute to
the success and sustainability of a public North Station water shuttle service.

Goal V: Apply new, sustainable models for the creation and maintenance of public
waterfront areas.

The major open spaces and privately-owned pedestrian network within the Project Site are
Common Elements of the Seaport Square Owner’s Association, which is responsible for the
long-term operations & maintenance of these elements pursuant to an on-record
Declaration of Covenants, Restrictions, Development Standards, and Easements that
establishes and describes these obligations. The Proponent has a long-term ownership
interest in the Seaport Square public realm and is committed to keeping the public realm
current as the neighborhood evolves.
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Figure 3-3

E E A P D R T East Service Road — View North
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Summer Steps Performance Plaza Plan



+— NBLOCK

NOT TO SCALE

Seaport Square Boston, Massachusetts

Figure 3-10
S E A P D R T Summer Steps Performance Plaza Section
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Figure 3-11
E E A P D R T Summer Street Bridge Mid-Block Crossing
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Figure 3-14
E E A P D R T Autumn Lane — Typical Section
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Figure 3-16

E E A P D R T Harbor Square Park: Social Room - Plan
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Harbor Way: Social Room — View North
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Figure 3-18
E E A P D R T Harbor Square Park: Social Room —Typical Section
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Figure 3-20

E E A P D R T Harbor Square Park: Central Green — View towards Sea Green
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Figure 3-21

E E A P D R T Harbor Square Park Children’s Natural Play Area — View North
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Figure 3-22
E E A P D R T Harbor Square Park: Central Green — Typical Section
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E E A P D R T Harbor Square Park: Central Green — Winter Skating View Towards Summer Steps
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Figure 3-24
E E A P D R T Harbor Lane East — Plan
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Figure 3-25
E E A P D R T Harbor Lane West — Plan
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Figure 3-27
S E A P I:l R T Harbor Lane — Typical Section
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E E A P D R T Harbor Square Park: Play Room — Plan
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Figure 3-29
Harbor Way: Children’s Play Room — View North
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Figure 3-30

Harbor Square Park: Play Room — Typical Section
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Figure 3-31

E E A P D R T Harbor Way: Harbor Stages — Plan
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Harbor Way: Harbor Stages — View North
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Figure 3-33

Harbor Way: Harbor Stages — Typical Section
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Figure 3-36
E E A P D RT Block F and Seaport Common
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Figure 3-37

Block F Public Stair at Northern Avenue
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Figure 3-38
E E A P D R T Block F Public Stair and Roof Deck
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5 E A P D RT View to Harbor from Block F Roof Deck
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Figure 3-40

Seaport Boulevard view of Block F from Harbor Way
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Figure 3-42
E E A P D R T Block D - View from Seaport Boulevard
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4.0 RESPONSE TO COMMENTS

41 Introduction

This chapter provides responses to the comment letters that were received on the Notice of
Project Change (NPC) filed with the BPDA on February 7, 2017. The letters have been
reproduced and individual comments coded in the margins. Responses to the comments
follow each individual letter and can be matched using the comment code numbers. Table
4-1 provides a list of letters received and the section of this chapter where responses are
provided for each letter.

Table 4-1 Comment Letters Received
Commenter Abbreviation
BPDA Scoping Determination BPDA
Comments from City Agencies
Boston  Transportation  Department/BPDA  Transportation  and
Infrastructure Planning BTD
BPDA Urban Design/Planning UDP
Katie Pedersen, BPDA Environmental Planning KP
BPDA Housing HOU
Jonathan Greeley, Director of Development Review, BPDA and Sara
Myerson, Director of Planning, BPDA JGSM
Carrie Marsh, Executive Secretary, Boston Parks and Recreation
Department BPRD
John Sullivan, Chief Engineer, Boston Water and Sewer Commission BWSC
Boston Smart Ultilities Project BSUP
Comments from State Agencies
Massachusetts Convention Center Authority MCCA
Massachusetts Port Authority MPA
Impact Advisory Group Members’ Comment Letters
Dan McCole (IAG Member) DM
George Vasquez (IAG Member) GV
Cameron Sawzin (IAG Member) CS
Gary R. Godinho (IAG Member) GRG
Donna Brown (IAG Member) DB
Linda Lukas (IAG Member) LL
Interest Group Comment Letters
Boston Harbor Now BHN
Boston Lyric Opera BLO
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Table 4-1 Comment Letters Received (Continued)

Commenter Abbreviation

Fort Point Arts Community FPAC

Gavin Foundation, Inc. GF

Propeller Club Port of Boston, Inc. PCPB

Seaport Transportation Management Association STMA

WalkBoston WB
Comments

Comments from the Public

from the public
are addressed
in BPDA
response to
comments 19-
48 and below.

Josiah Spaulding, Jr.

Garrett Harker

Ray Stata

Meghan Jacoby

Maria J. Krokidas

Amelia Katzen

Alexandra Conway

Katrina Kwantes

Eleanor F. Kasper

Katie Feldman

MN

Robert D. Monahan

Myrna Putziger

Abigail B. Mason

Alex Blake

Alexandra B. Morris

James and Jean McGee

Jane Pisciottoli Papa

Laura Keaney

Melissa Ostrow

Michael D’Angelo

Michael J. Puzo

Peter Agoos

Rob Schuler

Ryan McDonough
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Table 4-1

Comment Letters Received (Continued)

Commenter

Sara McCammond

Stephan Ryan

Steve Hollinger

Suzi Bigliani Hlavacek

Jen Mecca

Gary Gorczyca

Wayne Davis

Nicole Caligiuri

Katrina Holden-Buckley

Robert Kirzinger

Allison Gerlach

David Scudder

Carl Rosenberg

Barbara Papesch

Kathryn McKellar

Tom Gill

Britt Brown

Jonathan Sahula

Russ Lopez

Michael Underhill

Lisa Damtoft

Lenore Tenenblatt

Barbara Glauber

Ida Aronson

Maynard Goldman

Christine Vaillancourt

James Barker

Robert Couture

Ray O’Hare

Kate Sokol

Nicholas Szydlowski

Karen Levy

Zachary Calhoun

Catherine Stalberg

Amy Holland Crafton

Milling Kinard
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Table 4-1 Comment Letters Received (Continued)

Commenter

Joe Spaulding

Carolyn Howard
Nicholas DiMauro

Svetlana Krasnova

Allison Ryder

Harry King
Robert Smith
David Shukis
Esther Nelson
Linda Lukas
Erin Harris

Robert Lynam

Maria Lyons
Linda Corbin
David Feltner
Ela Brandys

Julie Hennrikus

Emma Wiegand

Danielle Lucas

Kyler Taustin
Kenneth Freed
Gary Durham

Erin Butcher
Stewart Smith
Patrick Gabridge
Kiki Samko
MaryAlice Holmes

John Geoffrion

Linda Toote

David Angus

Daniel Calahorra
Iva Milch

Maja Tremiszewska
David McFerrin
Cyrus Tehrani

Amelia Katzen
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Table 4-1

Comment Letters Received (Continued)

Commenter

Cristi Rinklin

Nancy Brown

Hannah Pryfogle

Alicia Bettano

Alisha Jansky

Laura Neill

Margaret Bettano

Jo Ann Rothschild

Luanne Witkowski

John Greiner-Ferris

Queen Arsem

Melanie Matson

Emily White

Liam Moran

Ashley Difranza

Judith Marquis

Mary-Lynne Bohn

Don Packer

Lanci Valentine

M) Halberstadt

Lynns S. Brandon

Sarah Ashby

Nancy Dimock

Jean Haig

Sheila Grove

Nicholas Russell

Pamela Kunkemuelle

Donald Schaefer

Michael Barrett

Laura Evans Durant

Susan Moran

Kenneth Stalberg

Barbara LaFitte

Kathleen Lyon-Pingree

Wynne Szeto

Katie Feldman
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Table 4-1 Comment Letters Received (Continued)

Commenter

Meghan Jacoby

Alexandra Conway

Jeila Irdmusa

Larry St. Clair

Rebecca Miller

Barry Boettger

Linda Markarian

Suzanne Read

Ellen Cabot

Donald Rankin

Jillian McGrath

Robert Lauricella

Martin Sokoloff

Ryan Wittig

Francis Russell

4.2  Response to Public Comments
Written comments were provided to the BPDA through the project website, email, mail and
verbal comments made at the BPDA-hosted IAG and public meetings. The majority of the
public’s letters focused on several main themes as noted in the BPDA Scoping
Determination: Arts/Cultural Spaces, Open Space, Transportation, Jobs, Other Public
Benefits, Housing, Building Design and Retail. Responses to the issues and concerns raised
in the public comment letters are addressed in to comments BPDA 19 through 48.
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BPDA Scoping Determination




BOSTON REDEVELOPMENT AUTHORITY
D/B/A BOSTON PLANNING & DEVELOPMENT AGENCY

REVISED SCOPING DETERMINATION
IN CONNECTION WITH THE NPC
FOR PARCELS D, F, G, L3, L4, L5,L6, N, AND P
FOR THE SEAPORT SQUARE PROJECT
("REVISED SCOPING DETERMINATION")

SUBMISSION REQUIREMENTS
FOR SUPPLEMENTAL IMPACT REPORT (“SIR”)

PROPOSED PROJECT: SEAPORT SQUARE

PROJECT SITE: BLOCKS D, F, G, L3, L4, L5, L6, N, AND P

PROPONENT: SEAPORT SQUARE DEVELOPMENT COMPANY LLC
and affiliate of W/S DEVELOPMENT ASSOCIATES
LLC

DATE: JUNE 23, 2017

PROJECT SITE

The project site, located in the South Boston Waterfront neighborhood of Boston,
includes approximately 23 acres and is generally bounded by Old Sleeper Street,
Sleeper Street, Stilling Street, and Boston Wharf Road to the west; Northern Avenue
and Seaport Boulevard to the north; Pier 4 Boulevard and B Street to the east; and
Summer Street and property of various owners to the South (the “Project Site”).

DESCRIPTION AND PROGRAM

September 21, 2010 the Boston Redevelopment Authority (“BRA") Board voted its
authorization for the Director to issue a Preliminary Adequacy Determination



Waiving Further Review under Section 80B-5.4(c)(iv) of the Boston Zoning Code (the
“Code”) which (i) finds that the Draft Project Impact Report (“DPIR") adequately
describes the potential impacts arising from the Original Seaport Square project
and provides sufficient mitigation measures to minimize these impacts and (ii)
waives further review of the project under subsection 4 of Section 80B-5 of the
Code, subject to continuing design review by the BRA. On November 19, 2010 the
BRA issued the Preliminary Adequacy Determination Waiving Further Review.

The Notice of Project Change (“NPC") filed on February 7, 2017 proposes to amend
the Original Seaport Square Project. The subject of the NPC is approximately nine
of the previously-reviewed twenty Blocks, which remain undeveloped and are
largely occupied by surface parking lots. The Revised Seaport Square Project
(“Revised Project”) proposes to increase the total gross floor area from
approximately 6.3 million square feet to approximately 7.7 million square feet,
which would include approximately 3.2 million square feet of residential uses
resulting in approximately 3200 units of housing, 2.9 million square feet of
office/research/innovation uses, 1.1 million square feet of retail uses, 480,000
square feet of hotel uses, and a minimum of 16,200 square feet of Civic/Cultural
uses, reduced from approximately 243,000 square feet. The total number of
parking spaces has been reduced from approximately 6,375 parking to 5,500
spaces. ~

ARTICLE 80 PROCESS TO DATE

The Boston Redevelopment Authority d/b/a the Boston Planning & Development
Agency ("BPDA") is issuing this Revised Scoping Determination, pursuant to Section
80B-6 of the Boston Zoning Code (“Code”), in response to a Notice of Project
Change (“NPC"), which Seaport Square Development Company LLC an affiliate of
W/S Development Associate LLC (the “Proponent”) filed for the Seaport Square
project on February 7, 2017. Notice of the receipt by the BPDA of the NPC was
published in the Boston Herald on February 7, 2017, which initiated a public
comment period with a closing date of March 27, 2017.

Nine (9) individuals were appointed to the Impact Advisory Group (“IAG") upon the
receipt of the NPC and have been invited to participate in advising BPDA staff on
the determination and consideration of impacts and appropriate mitigation
regarding the Revised Seaport Square project. The following is a list of the IAG
members:



Carmen Sawzin, IAG Member
Dan McCole, IAG Member
Donna Brown, IAG Member
Gary Godinho, IAG Member
George Vasquez, IAG Member
Linda Lukas, IAG Member

Mary Joyce Morris, IAG Member
Michael Foley, IAG Member

Joe Rogers, IAG Member

The BPDA appreciates the efforts of the IAG and the members should be applauded
for their commitment to the review of the Revised Seaport Square project.

The notice of the receipt by the BPDA of the NPC were sent to the City's public
agencies pursuant to Section 80A-2 of the Code, as well as to the IAG members.

On February 16, 2017 and February 27, 2017 public meetings were held at District
Hall located at 75 Northern Avenue. On March 13, 2017 an IAG meeting was held at
the District Hall. The public meetings were advertised in the South Boston Online
and The South Boston Today, listed on the BPDA's calendar, as well as distributed
to the BPDA's South Boston email list. All IAG meetings were listed on the BPDA's
calendar as well as distributed to the BPDA’s South Boston email list.

FUTURE ARTICLE 80 PROCESS

The Revised Project is being reviewed pursuant to Article 80, Development Review
and Approval, which sets forth a comprehensive procedure for project review of the
following components: transportation, environmental protection, urban design,
historic resources, infrastructure systems, site plan, tidelands, and Development
Impact Project applicability.

The Proponent is required to prepare and submit to the BPDA Supplemental
Impact Report (“SIR”) that meets the requirements of the Revised Scoping
Determination by detailing the Revised Project's impacts and proposed measures to
mitigate, limit, or minimize such impacts. The SIR shall contain the information
necessary to meet the specifications of Section 80B-3 (Scope of Large Project
Review; Content of Reports) and Section 80B-4 (Standards for Large Project Review
Approval), as required by the Revised Scoping Determination. After submitting the



SIR, the Proponent shall publish notice of such submittal as required by Section
80A-2. The BPDA shall issue a written a Determination pursuant to Article 80A-6
approving, conditionally approving, or disapproving the Revised Project
(“Determination”) within ninety (90) days of the receipt of the SIR. Public comments,
including the comments of public agencies, shall be transmitted in writing to the
BPDA no later than fifteen (15) days prior to the date by which the BPDA must issue
the Determination. The Determination shall indicate the additional steps, if any,
necessary for the Proponent to satisfy the requirements of the Revised Scoping
Determination. Section 80B-6 requires the Director of the BPDA to issue a
Certification of Compliance indicating the successful completion of the Article 80
development review requirements before the Commissioner of Inspectional
Services can issue any building permit for the Revised Project.

LIST OF COMMENTS RECEIVED BY THE BPDA ON THE PROPOSED NPC

This section provides a list of the comments received by the BPDA on the proposed

NPC. Comments from agencies and departments of the City of Boston and from

members of the public are summarized hereafter. The Proponent must address all BPDA 01
issues and questions raised in the original text of the submitted comments as

attached in the Appendices.

Comments received by the BPDA from agencies and departments of the City of BPDA 02
Boston are included in Appendix A and must be answered in their entirety.
Specifically, they are from:
e Boston Transportation Department / BPDA Transportation and Infrastructure
Planning
e BPDA Urban Design / Planning
e BPDA Environmental Planning
o BPDA Housing
¢ Jonathan Greeley, Director of Development Review and Sara Myerson, BPDA
Director of Planning, BPDA
e Carrie Marsh, Executive Secretary, Boston Parks and Recreation Department
¢ John Sullivan, Chief Engineer, Boston Water and Sewer Commission
Boston Smart Utilities Project

Public comments received by the BPDA during the comment period are included in BPDA 03
Appendix B and must be answered in their entirety. A complete list of the names of
all the individuals who submitted comments can also be found in Appendix B.
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IAG member comments received by the BPDA during the comment period are
included in Appendix C and must be answered in their entirety.
Specifically, they are from:

e Linda Lukas, IAG Member

e Dan McCole, IAG Member

e Cameron Sawzin, IAG Member

e Donna Brown, IAG Member

e Gary Godinho, IAG Member

e George Vasquez, IAG Member

SUMMARIES OF THE COMMENTS FROM CITY AGENCIES AND DEPARTMENTS

This section provides brief summaries of some of the comments submitted by city
agencies and departments for reader’s convenience. These summaries are
provided only for reader’s convenience and thus they should not be considered as
fully embodying or substituting the original comments. The original comments
should be considered in their entirety. Whenever there is a conflict between the
interpretation of the summaries and the original comments, the original comments
must override.

Boston Transportation Department / Boston Planning & Development Agency
(BPDA) Transportation and Infrastructure Planning

In addition to requesting additional information and details about the

transportation studies included in the NPC, BPDA Transportation and Infrastructure
Planning and Boston Transportation Department encourage the Proponent to BPDA 04
consider certain changes in their project design to minimize potential negative

impacts. The comment letter also lists specific measures for mitigating the

anticipated impacts.

The Proponent must address all questions and issues raised by the BPDA BPDA 05
Transportation and Infrastructure Planning in their entirety. However, the following
summary is provided as a reader’s guide to the actual comment letter.
e Request for additional information/detail/studies
o Modeling and methodology
o Suggest timeline of proposed mitigations
e Suggestions for design change
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o Vehicular access to Harbor Street should be restored and be built as
one-way southbound street as previously planned to enable through
traffic and development access
Shift all loading below grade at L block
Make Autumn Lane a strong pedestrian connection between Q Park
and M Block

o Parking and loading access for Parcel G on Northern Ave should be
relocated

e Suggestions for mitigation

o TDM: consider additional mitigation options including, but not limited
to, designated bus, shuttle, ride-share pick-up, drop-off areas

o Transit

= Silverline: provide resources to construct a one way eastbound
BRT lane; design HOV or BRT lane on MassPort Haul Road

» Conduct Seaport Arterials Rapid Bus Transit study and consider
additional design work

* Infrastructure: provide resources for enhanced bus stops at the
Harbor Way staircase (Summer Steps) and South Station, at
Boston Wharf Road/Pier Street/Seaport Blvd, at Boston Wharf
Road/Congress Street

» Shuttle buses

= Water Transit

o Roadway

* Provide immediate resources to build improvements
recommended in the forthcoming Sleeper/Thompson analysis

» Advance the Summer Street Gateway Initiative and design 25%
and right-of-way needs associated

* Provide mid-block crossings and install pedestrian safety
elements at intersections

In addition to the information required to meet the specifications of Section 80B-3 BPDA 06
and Section 80B-4 of the Code, the Proponent must also refer to the Boston
Transportation Department (“BTD”) “Transportation Access Plan Guidelines.”
The SIR must address the comments of the Boston Parks and Recreation BPDA 07

Department, dated May 25, 2017 and included in Appendix A.

BPDA Urban Design / Planning
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The SIR must address the comments of the BPDA's Urban Design and Planning, BPDA 08
dated June, 2017 included in Appendix A.

BPDA Environmental Planning

o After a careful review of the NPC it was determined that the no additional
analyses shall be required for the following: wind, air quality, noise and
shadow.
¢ Although no additional shadow studies shall be required, measures to BPDA 09
mitigate potential adverse shadow impacts on Harbor Square, Seaport
Common, Sea Green and Fan Pier Park shall be explored and if deemed
appropriate included in the project design.
e The Proponentis reminded that despite receiving Pre-Certification from the BPDA 10
USGBC as a LEED-ND Gold project, each building shall individually be LEED
“certifiable”
BPDA Environmental Planning comment is included in Appendix A.

The SIR must address the comments of the BPDA's Environmental Planning, dated BPDA 11
April 12,2017, included in Appendix A and must include the most up to date Article
37/Interagency Green Building Committee (“IGBC”) documentation.

BPDA Housing

The proponent should be prepared to provide additional detail as to how the

project will meet the requirements of the Inclusionary Development Policy, both for
additional units and for the remaining units to be constructed under the previous

approval. As part of this, the proponent should address how the project will BPDA 12
address the need for both income restricted housing and artist live/work housing in

the Seaport District and South Boston.

The SIR must address the comments of the Boston Parks and Recreation BPDA 13
Department, dated April 27, 2017 and included in Appendix A.

BPDA letter on the cultural use component of the Revised Project
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The SIR must address the letter submitted by Jonathan Greeley, BPDA Director of =~ BPDA 14
Development Review, and Sara Myerson, BPDA Director of Planning, dated May 30,
2017 and included in Appendix A.

Boston Parks and Recreation Department

o BPRD determined that the quantity of park land approved in the 2010 PDA
was inadequate to meet the needs of this growing neighborhood.

e Given that the proposed NPC has added 1.2 million square feet to the
previously approved 2010 PDA, it would be critical that the active recreational
needs of residents, workers, and visitors be met with the provision of
adequate new park land.

e Proposed resolutions by the BPRD include, but not limited to, designing Block
F and L to meet the scale and design of SIR/DEIR in 2010 PDA; making
contributions for development of future public park land; and conducting
additional parks need analysis.

The SIR must address the comments of the Boston Parks and Recreation BPDA 15
Department, dated April 7, 2017 and included in Appendix A.

Boston Water and Sewer Commission

The SIR must address the comments of the Boston Water and Sewer Commission, BPDA 16
dated May 2, 2017 and included in Appendix A.

Boston Smart Utilities Project

The SIR must address the comments of the Boston Water and Sewer Commission, BPDA 17
dated May 23, 2017 and included in Appendix A.

Boston Disabilities Commission
As part of the SIR, the Proponent must include an up to date and completed Article BPDA 18

80 Accessibility Checklist for the Proposed Project. An example of the Accessibility
Checklist is attached as Appendix E.
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SUMMARY OF THE PUBLIC COMMENTS

This section summarizes the public comments that have been made in response to
the proposed NPC. Written comments that have been submitted through project
website, email, and mail; verbal comments made at the BPDA-hosted IAG and
public meetings; and comments from IAG members are incorporated in the
following summary.

Arts/Cultural Space(s)

124 of the 165 written comments raised the reduction of arts/cultural use in the

Revised Project. 123 of the 124 asked the Proponent to retain the Original Project's BPDA 19
commitment to provide approximately 200,000 square feet of arts/cultural space.

One respondent, Josiah Spaulding of Boch Center, opposed creating new

performance spaces in the District. Of the 123 comments that sought substantial
arts/cultural component, 50 people specifically suggested creating a designated

space for the Boston Lyric Opera (“BLO"). The remaining 73 comments were

supportive of creating arts/cultural space(s) in general. Not many comments made

specific recommendations regarding the scale and format of potential spaces. Few
comments called for a black box theatre (~200 seats), a modern medium sized

venue (750-1200 seats), and performance and rehearsal spaces for small theater
companies. Some comments suggested creating a large-scale performance center BPDA 20
like an opera house. Boston Center for the Arts has been mentioned as a successful

model of a mid-scale performing arts center with smaller multi-purpose and

ancillary use. The loss of Opera House on Huntington Avenue and the loss of

Factory Theater have been mentioned with an implication that comparable spaces

might be provided in the District.

In addition to the BLO, several other arts/cultural organizations expressed interest BPDA 21
in occupying future spaces. Organizations that submitted comments include, but

not limited to, Boston Actors Theater, Brown Box Theater Project, Alley Cat Theater,

and Fort Point Theater Channel.

Some members of the public encouraged the Proponent to revisit the “cultural BPDA 22
corridor” concept that had been proposed in the original 2010 PDA to connect the
Fort Point neighborhood and the BCEC with the Waterfront and the ICA.
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One IAG member suggested creating a large art center/community center on Block  BPDA 23
N or P, which can be designed to serve multiple uses, accompanied by other several

smaller exhibition/performance art spaces at different locations throughout the

project. The member also suggested offering 100 units of affordable artist live-work

space on Block N.

Fort Point Artist Community (“FPAC") supported creating a multi-use arts center, BPDA 24
which can accommodate an array of programming. FPAC strongly encouraged the
proponents to work with existing arts organizations to occupy the future cultural

facilities. They listed several member and partner arts organizations such as

Mobius, llluminus, Fort Point Theater Channel, GloveBox, AgX Film Collective, and

the Photographic Resource Center as potential partners to work with the

Proponent. FPAC reported that they have been meeting with the Proponent to

exchange ideas for creating financially sustainable model for operating future

cultural facilities.

In general, members of the public who attended two BRA-hosted public meetings  BPDA 25
expressed desires to see more specificity and certainty on the Proponent’s

commitment to build cultural facilities. For instance, members of the public sought

answers to questions such as how many spaces will be available, how big each

space will be, where will they be located, who will be able to use/operate them, how

will they be built and operated, and how will they be maintained.

Open Space
e Some concerns were raised by the members of the public regarding the BPDA 26

proposed Harbor Way:

o Proponent’s shadow analysis shows that the entire promenade will be
in shadows other than 12pm at summer solstice

o The promenade is broken by multiple street crossings
The promenade is misaligned as the it reaches the final Fan Pier block,
but the proponent’s masterplan conceals the misalignment with a
diagonal street aligned with trees

o The Fan Pier Development LCC has stated that Harbor Shore Drive will
remain a private way open to public travel, providing only vehicular
access

o Many attendees at the BPDA-hosted public meetings displayed their
dissatisfaction with the Harbor Way design. Many thought the project
design team'’s symbolic reference to glacial erratic’s were irrelevant to
the Seaport

10
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e Some members of the public preferred the consolidated, open space design, BPDA 27
as approved by the original 2010 masterplan, over the hardscape plaza on
Block L. They argued that the original green space, referred to as the Seaport
Hill, could be incorporated in the Revised Project design by bringing the open
space down to the pedestrian level and eliminating the surrounding ring
road.

¢ Some members of the public pointed out that the pocket parks in Blocks N BPDA 28
and P have been eliminated.

e The approved 2010 PDA committed to building 1.25 acres of park on Block F  BPDA 29
(Seaport Common) with 9,200 sf of small kiosks, pavilion, and an MBTA head
house. The current proposal adds an eight story building, increasing the
square footage to 121,000 sf.

Transportation

Transportation while frequently mentioned in the public meetings was rarely BPDA 30
specified in the written comments. Of the seven written comments that spoke on
transportation and parking, three respondents, including the Patrick Sullivan of the

Seaport TMA spoke positively of the reduction of parking. Mr. Sullivan also spoke

favorably of the Harbor Way as an improvement over the approved design. Ryan BPDA 31
Cox of the Propeller Club Port of Boston Inc., wrote to remind the BPDA of the

importance of the waterfront as a working port with significant trucking needs.

MassPort also conveyed the need to ensure continued truck access and operational
efficiency. Additionally MassPort has concerns regarding the elimination of the BPDA 32
bridge which allowed for a vehicular North-South connection, which was called for

in the South Boston Waterfront Transportation Plan. MassPort has also requested

that the proponent be required to participate in function additional capacity for the

Silver Line and other transit services that serve the site. Wendy Landman of Walk BPDA 33
Boston spoke of the need for further improvements and investments in pedestrian
infrastructure including crosswalks, narrower travel lanes, lighting, wayfinding, and

ensuring all streets are attractive and safe for pedestrians. Ms. Landman spoke

positively regarding the MBTA Silverline headhouse. Martin Sokoloff requested a BPDA 34
look at transportation benefits a functional street in lieu of the pedestrian

steps/staircase. He also mentioned the impact on the MBTA Silver Line operations.

At the BPDA-hosted public meetings, attendees encouraged the Proponent to make BPDA 35
available ferries and shuttles services to the public at a cheaper cost. Some BPDA 36
attendees encouraged the Proponent to engage with the MBTA in improving their

Silver Line service. One attendee has pointed out that the Proponent's current bike BPDA 37
lane design does not protect cyclists from cars or trucks and thus suggested

11
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separating bike lanes from car lanes with bollards or creating sidewalk-level cycle
tracks.

lobs

A couple members of the public encouraged the Proponent to secure a hotel
job training program in partnership with the BEST Hospitality Training
Center.

Several public meeting attendees wanted to know whether the hotels will
hire union workers and whether the Proponent would retain the ownership
of those hotels in the future.

Other Public Benefits

One IAG member pointed out that aside from the Arts/Cultural space, the
following public benefits have not been met and have been eliminated in the
current NPC: a branch library, innovation space, recreational pocket parks,
sculpture garden, educational facilities, and community exhibition space. The
member also suggested converting District Hall into a Boston Public Library
branch.

FPAC suggested creating a design library that focuses on industrial
technology, art and design and/or a Fort Point history center.

One IAG member was concerned that the lack of public amenities - such as
library and school - will make families leave the District eventually.

Housing

Many written and verbal comments spoke to the lack of opportunity for
homeownership. Especially, IAG members desired to see a mix of condos
and rentals.

Some members of the public suggested increasing the number of residential
units at least at the same rate as increased office use.

One IAG member encouraged the Proponent to increase percentage of
affordable housing.

One IAG member encouraged the Proponent to incorporate affordable artist
live-work space on Block N or P.

Building Design

IAG members displayed strong preference towards incorporating brick in
building materials.

Some members of the public emphasized that building design needs to be
compatible with historic Fort Point neighborhood in scale and materials.
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Retail
o Members of the public expressed a desire to have local and small scale retail BPDA 49
opportunities available in the district so as to avoid a mall like experience.

PUBLIC NOTICE

The Proponent will be responsible for preparing and publishing in one or more BPDA 50
newspapers of general circulation in the City of Boston a Public Notice of the

submission of the SIR to the BPDA as required by Section 80A-2. This Public Notice

shall be published within five (5) days after the receipt of the SIR by the BPDA.

Therefore, public comments shall be transmitted to the BPDA within forty-five (45)

days of the publication of this Public Notice. Sample forms of the Public Notice are

attached as Appendix D.

Following publication of the Public Notice, the Proponent shall submit to the BPDA
a copy of the published Public Notice together with the date of publication.

13
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BPDA SCOPING DETERMINATION

BPDA 01

BPDA 02

BPDA 03

BPDA 04

BPDA 05

BPDA 06

The Proponent must address all issues and questions raised in the original text of the
submitted comments as attached in the Appendices.

This Chapter responds to the issues and questions raised in the comment letters.

Comments received by the BPDA from agencies and departments of the City of
Boston are included in Appendix A and must be answered in their entirety.

Comments received by the BPDA from agencies and departments of the City of
Boston are addressed in this Chapter.

Public comments received by the BPDA during the comment period are included in
Appendix B and must be answered in their entirety. IAG member comments
received by the BPDA during the comment period are included in Appendix C and
must be answered in their entirety.

Responses to public and agency comments are included in this Chapter. Where
public comment letters include similar themes and/or comments, responses have
been grouped by category to avoid duplication.

In addition to requesting additional information and details about the transportation
studies included in the NPC, BPDA Transportation and Infrastructure Planning and
Boston Transportation Department encourage the Proponent to consider certain
changes in their project design to minimize potential negative impacts. The
comment letter also lists specific measures for mitigating the anticipated impacts.

Responses to the BPDA and BTD Transportation comments are included in this
Chapter and described more fully in Section 2.1 of this submission.

The Proponent must address all questions and issues raised by the BPDA
Transportation and Infrastructure Planning in their entirety.

Comments from the BPDA Transportation and infrastructure Planning are addressed
in this Chapter.

In addition to the information required to meet the specifications of Section 80B-3
and Section 80B-4 of the Code, the Proponent must also refer to the Boston
Transportation Department (“BTD”) “Transportation Access Plan Guidelines.”

To date, the Seaport Square Project has submitted TAPA documents prior to
construction of each individual Block. It is planned that this procedure will
continue for the remaining Blocks moving forward.

4698/Seaport Square 4-7 Response to Comments
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BPDA 07

BPDA 08

BPDA 09

BPDA 10

BPDA 11

BPDA 12

The SIR must address the comments of the Boston Parks and Recreation
Department, dated May 25, 2017 and included in Appendix A.

Comments from the Boston Parks and Recreation Department included in the BPDA
Scoping Determination are addressed in this Chapter and further elaborated upon in
Chapters 1 and 3 of this submission.

The SIR must address the comments of the BPDA’s Urban Design and Planning,
dated June, 2017 included in Appendix A.

Comments from the BPDA’s Urban Design and Planning are addressed in this
Chapter and further elaborated upon in Chapter 3 of this submission.

Although no additional shadow studies shall be required, measures to mitigate
potential adverse shadow impacts on Harbor Square, Seaport Common, Sea Green
and Fan Pier Park shall be explored and if deemed appropriate included in the
project design.

Noted and acknowledged.

The Proponent is reminded that despite receiving Pre-Certification from the USGBC
as a LEED-ND Gold project, each building shall individually be LEED “certifiable.”

Each individual building will be LEED “certifiable” or better.

The SIR must address the comments of the BPDA’s Environmental Planning, dated
April 12, 2017, included in Appendix A and must include the most up to date
Article 37/Interagency Green Building Committee (“IGBC”) documentation.

Article 37/IGBC materials will be submitted on a building-by-building basis as the
design of each development Block within the NPC Project Site proceeds.

The proponent should be prepared to provide additional detail as to how the project
will meet the requirements of the Inclusionary Development Policy, both for
additional units and for the remaining units to be constructed under the previous
approval. As part of this, the proponent should address how the project will address
the need for both income restricted housing and artist live/work housing in the
Seaport District and South Boston.

Noted and acknowledged; further detail is provided in Section 2.2 of this
submission and in the response to comment BPDA 45 below.
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BPDA 13

BPDA 14

BPDA 15

BPDA 16

BPDA 17

BPDA 18

The SIR must address the comments of the Boston Parks and Recreation
Department, dated April 27, 2017 and included in Appendix A.

Comments received from the Boston Parks and Recreation Department included in
the BPDA Scoping Determination are addressed in this Chapter and further
elaborated upon in Chapters 1 and 3 of this submission.

The SIR must address the letter submitted by Jonathan Greeley, BPDA Director of
Development Review, and Sara Myerson, BPDA Director of Planning, dated May
30, 2017 and included in Appendix A.

Comments received from Jonathan Greeley, BPDA Director of Development
Review, and Sara Myerson, BPDA Director of Planning, are addressed in this
Chapter and further elaborated on in Section 2.3 of this submission.

The SIR must address the comments of the Boston Parks and Recreation
Department, dated April 7, 2017 and included in Appendix A.

Comments received by the Boston Parks and Recreation Department on April 7,
2017 are addressed in this Chapter.

The SIR must address the comments of the Boston Water and Sewer Commission,
dated May 2, 2017 and included in Appendix A.

Comments received from the Boston Water and Sewer Commission are addressed in
this Chapter.

The SIR must address the comments of the Boston Smart Utilities Project, dated May
23,2017 and included in Appendix A.

Comments received from the Boston Smart Utilities Project are addressed in this
Chapter.

As part of the SIR, the Proponent must include an up to date and completed Article
80 Accessibility Checklist for the Proposed Project. An example of the Accessibility
Checklist is attached as Appendix E.

The Proponent has filled out the current Accessibility Checklist for the NPC Project
public realm as requested by BPDA. Most of the specific questions on the checklist
can’t be answered at this time since the Proponent does not have a final program or
design team for all of the NPC buildings. As each building progresses into the
design phase, the Proponent will schedule a meeting with the Disabilities
Commission to review and respond to the appropriate set of questions for the
specific program of each Block.
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BPDA 19

BPDA 20

BPDA 21

124 of the 165 written comments raised the reduction of arts/cultural use in the
Revised Project. 123 of the 124 asked the Proponent to retain the Original Project’s
commitment to provide approximately 200,000 square feet of cultural space. One
respondent, Josiah Spaulding of Boch Center, opposed creating new performance
spaces in the District.

The Proponent concurs with comments received that it is important to provide
significant public amenities such as civic and cultural spaces as part of the Project.
The Proponent shares the BPDA’s commitment to strengthening the City’s arts and
culture sector through the creation of new host facilities and has committed to
creating several new performing arts venues in the NPC Project, including a major
Performing Arts Complex called the Seaport Performing Arts Center. A detailed
description of the SeaPAC is provided in Section 2.3.

Some comments suggested creating a large-scale performance center like an opera
house. Boston Center for the Arts has been mentioned as a successful model of a
mid-scale performing arts center with smaller multi-purpose and ancillary use. The
loss of Opera House on Huntington Avenue and the loss of Factory Theater have
been mentioned with an implication that comparable spaces might be provided in
the District.

In tandem with the physical planning aspect of the Proponent’s evaluation of the
types and sizes of performing arts facilities that might reasonably and feasibly be
located in the Seaport Square Project, the Proponent also endeavored to speak with
a cross-section of the myriad performance groups in Boston to learn what features
are most important in the design and operation of a cultural facility, and what
funding capacity currently exists both in terms of capital and operational models.
The goal of these discussions was to ensure that the civic and cultural amenities
constructed in the Seaport Square Project meet a real need within the Boston arts
community and become sustainable features of Boston’s cultural facilities
landscape. Based on feedback received during these conversations, the Proponent
agrees that the greatest need is for a variety of smaller but highly functional spaces
that can serve a range of purposes, including theater, dance, and other performing
arts and entertainment uses. This conclusion is consistent with the City of Boston’s
recently-released Performing Arts Facilities Assessment study and the BPDA's
request for the Proponent to study the feasibility of creating several small- to mid-
sized performance venues as part of the NPC project. The commitment to preserve
and modernize the Huntington Theater is another important factor that emerged
since the Proponent’s submission of the NPC that was taken into account.

In addition to the BLO, several other arts/culture organizations expressed interest in
occupying future spaces. Organizations that submitted comments include, but not
limited to, Boston Actors Theater, Brown Box Theater Project, Alley Cat Theater,
and Fort Point Theater Channel.
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BPDA 22

BPDA 23

BPDA 24

The Proponent welcomes an ongoing conversation with all organizations with an
interest in programming future performing arts spaces. Of note, the Proponent also
recently worked with Brown Box Theater to arrange for this organization’s use of
Seaport Common for open-air rehearsals for a recent production.

Some members of the public encouraged the Proponent to revisit the “cultural
corridor” concept that had been proposed in the original 2010 PDA to connect the
Fort Point neighborhood and the BCEC with the Waterfront and the ICA.

Harbor Way will serve as a “Cultural Corridor” connecting the Institute of
Contemporary Art (ICA) to the proposed Seaport Performing Arts Center and Fort
Point Community Theater as well as multiple other civic spaces and public art
installations in the vicinity of the Project. The intent of the Cultural Corridor is to
establish the area as a new cultural destination for the City, activating the South
Boston waterfront and contributing to its economic success and neighborhood
quality of life.

One IAG member suggested creating a large art center/community center on Block
N or P, which can be deigned to serve multiple uses, accompanied by other several
smaller exhibition/performance art spaces at different locations throughout the
project. The member also suggested offering 100 units of affordable artist live-work
space on Block N.

The Proponent concurs with this suggestion and is proposing to locate the Seaport
Performing Arts Center, a multi-venue multi-use performing arts complex on Block P
of the NPC Project.

The Proponent will comply with the applicable Executive Order Relative to
Inclusionary Development, and is also committed to developing a similar number of
homes as Innovation Housing units, which tend to offer smaller living spaces, more
shared common spaces, and lower gross rents than typical market-rate units.
Preference for on-site location of Affordable homes is noted; the Project has already
demonstrated its commitment to this philosophy at Blocks B and C of Seaport
Square, which have recently completed 96 Affordable homes all on-site. . Please
see the response to BPDA 46 for a discussion of the possible inclusion of artist units
within the Project’s affordable housing program.

Fort Point Artist Community (FPAC) supported creating a multi-use arts center,
which can accommodate an array of programming. FPAC strongly encouraged the
proponents to work with existing arts organizations to occupy the future cultural
facilities. They listed several member and partner arts organizations such as
Mobius, [[luminus, Fort Point Theater Channel, GloveBox, AgX Film Collective, and
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the Photographic Resource Center as potential partners to work with the Proponent.
FPAC reported that they have been meeting with the Proponent to exchange ideas
for creating financially stable model for operating future cultural facilities.

The Proponent concurs with FPAC’s suggestion and is proposing both the Seaport
Performing Arts Center and the Fort Point Community Theater facilities. A more
detailed description of the recommended cultural facilities and analysis of funding
and operations is provided in Section 2.3.

BPDA 25 In general, members of the public who attended two BRA-hosted public meetings
expressed desires to see more specificity and certainty on the Proponent’s
commitment to build cultural facilities. For instance, members of the public sought
answers to questions such as how many spaces will be available, how big each
space will be, where will they be located, who will be able to use/operate them,
how will they be built and operated, and how will they be maintained.

Please see Section 2.3 for a detailed and specific description of the facilities being
proposed, as well as a discussion of how they will be built and operated.

BPDA 26 Open Space. Some concerns were raised by the members of the public regarding
the proposed Harbor Way:

¢ The Proponent’s shadow analysis shows that the entire promenade will be
in shadows other than 12pm at summer solstice;

¢ The promenade is broken by multiple street crossings;

¢ The promenade is misaligned as the it reaches the final Fan Pier Block, but
the proponent’s master plan conceals the misalignment with a diagonal
street aligned with trees;

¢ The Fan Pier Development LLC has stated that Harbor Shore Drive will
remain a private way open to public travel, providing only vehicular access;

¢ Many attendees of the BPDA-hosted public meetings displayed their
dissatisfaction with the Harbor Way design. Many thought the project
design team’s symbolic reference to glacial erractics were irrelevant to the
Seaport.

While several of the above-referenced statements are factually inaccurate, a detailed
description of Harbor Way and Harbor Square park is provided in Section 3.1, and
the Proponent’s open space goals are discussed in Section 3.7.
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BPDA 27

BPDA 28

BPDA 29

Some members of the public preferred the consolidated, open space design, as
approved by the original 2010 masterplan, over the hardscape plaza on Block L.
They argued that the original green space, referred to as the Seaport Hill, could be
incorporated in the Revised Project design by bringing the open space down to the
pedestrian level and eliminating the surrounding ring road.

The Proponent has exceeded this preference as Harbor Square park, as described in
the NPC as modified by the SIR, has been expanded to provide 1.5 acres of
contiguous park space between Autumn Lane and Congress Street (Harbor Way)
and Boston Wharf Road and East Service Road (Harbor Lanes) - over 20% more total
public open space than was planned for Blocks L3-L6 under the 2010 Project.
Furthermore, the Amended NPC now provides over twice as much contiguous area
of park space (66,000 + sf) than was included in the 2010 PDA (30,600 sf), whose
various open space areas on the L-Blocks were separated by two vehicular
roadways. The nature of the proposed Harbor Square park has also been
fundamentally altered since submission of the NPC by making it a much greener
and more public space and by providing specific opportunities for neighborhood
residents and families to enjoy the park with children’s play areas, a green lawn area
for recreational use or passive enjoyment, and more unassigned public seating to
emphasize the public, democratic nature of the park.

Some members of the public pointed out that the pocket parks in Blocks N and P
have been eliminated.

A large public open space is being provided on Blocks N+P in a combined,
contiguous, and well-designed configuration that significantly exceeds the size of
the small and disparate open spaces contemplated for Blocks N and P in the 2010
Project plan. Between Blocks N and P, at the foot of the Summer Street Steps, a
new civic plaza (N+P Plaza) and stage has been designed as on open, flexible, and
democratic space allowing for a multitude of formal and informal uses and events.
The N+P plaza also has the potential to work in conjunction with the future
adjacent Seaport Performing Arts Center, allowing for activities and events to spill
out into the public realm. This plaza is described in Section 3.4.1.

The approved 2010 PDA committed to building 1.25 acres of park on Block F
(Seaport Common) with 9,200 sf of small kiosks, pavilion, and an MBTA head
house. The current proposal adds an eight story building, increasing the square
footage to 121,000 sf.

As described in Section 1.1, the Proponent has reduced the size of the retail
building on Block F to approximately 30,000 square feet and 2.5 stories, a reduction
of almost 80,000 square feet and six stories. This building will assume the form and
function envisioned in the approved Third Amendment to the PDA for the Seaport
Square Project as a retail pavilion serving Seaport Common. It should be noted that
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BPDA 30

BPDA 31

BPDA 32

BPDA 33

the size and configuration of Seaport Common was amended in the Third
Amendment to the 2010 PDA, long prior to the Proponent’s acquisition of the
Project in 2015.

Transportation. Transportation, while frequently mentioned in the public meetings
was rarely specified in the written comments. Of the seven written comments that
spoke on transportation and parking, three respondents, including Patrick Sullivan
of the Seaport TMA spoke positively of the reduction of parking. Mr. Sullivan also
spoke favorably of the Harbor Way as an improvement over the approved design.

The Proponent appreciates the support for the proposed Project and its central
Harbor Way element. The Proponent believes strongly that Harbor Way should
continue as a pedestrian- and bicycle-only corridor all the way to Northern Avenue.
Creating a vehicular connection here in parallel to the three other vehicular
connections between Northern Avenue and Seaport Boulevard within 1,500 feet of
each other would have almost no benefit to District-wide traffic flow and is likely to
cause more congestion by encouraging a less organized vehicular flow and more
turning movements at peak periods without adding new connectivity to the overall
network of arterials.

Minimizing the impact of parking and loading entrances on the quality of the public
realm and the free flow of vehicles in to and out of the Seaport District is an
important policy objective that is discussed in depth in Chapter 2.1.4 of this
submission.

Ryan Cox of the Propeller Club Port of Boston Inc., wrote to remind the BPDA of
the importance of the waterfront as a working port with significant trucking needs.

Please see the response to PROP 01.

MassPort also conveyed the need to ensure continued truck access and operational
efficiency. Additionally MassPort has concerns regarding the elimination of the
bridge which allowed for a vehicular North-South connection, which was called for
in the South Boston Waterfront Transportation Plan. MassPort has also requested
that the proponent be required to participate in function additional capacity for the
Silver Line and other transit services that serve the site.

MassPort’s comments are addressed in this Chapter.

Wendy Landman of Walk Boston spoke of the need for further improvements and
investments in pedestrian infrastructure including crosswalks, narrower travel lanes,
lighting, wayfinding, and ensuring all streets are attractive and safe for pedestrians.
Ms. Landman spoke positively regarding the MBTA Silver line head house.
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BPDA 34

BPDA 35

The NPC Project is designed explicitly to activate, animate, and improve the
pedestrian environment on ALL street edges of the NPC Project blocks, both public
ways and private ways open to public travel. A description of the proposed
pedestrian network is provided in Section 2.1.8.

Martin Sokoloff requested a look at transportation benefits a functional street in lieu
of the pedestrian steps/staircase. He also mentioned the impact on the MBTA Silver
Line operations.

Transit capacity and mitigation measures are discussed in Section 2.1.5. The
Proponent believes strongly that Harbor Way should continue as a pedestrian- and
bicycle-only corridor all the way to Northern Avenue. Creating a vehicular
connection here in parallel to the three other vehicular connections between
Northern Avenue and Seaport Boulevard within 1,500 feet of each other would
have almost no benefit to District-wide traffic flow and is likely to cause more
congestion by encouraging a less organized vehicular flow and more turning
movements at peak periods without adding new connectivity to the overall network
of arterials.

At the BPDA-hosted public meetings, attendees encouraged the Proponent to make
available ferries and shuttles services to the public at a cheaper cost.

In addition to other Transportation Demand Management and mitigation measures
proposed as part of the NPC Project’s development, the Proponent is committing a
total of $2.5 million as a 10-year operating subsidy for a public North Station
commuter ferry program (or other public transportation service providing public
access to the South Boston Waterfront) that will serve the thousands of commuters
who travel between North Station and the Seaport on a daily basis, as well as
neighborhood residents, retail patrons, and many others. This major commitment of
private funds to support this important public water transportation service between
Fan Pier and North Station will underwrite a substantial portion of the cost to
operate the service beyond what reasonable fares can support.

Extensive analysis of the travel demand between North Station and the Seaport has
already been undertaken and completed as part of the South Boston Waterfront
Sustainable Transportation Plan and more recently by the MCCA as part of its North
Station water transportation business plan; while further analysis would be
duplicative with existing efforts, the Proponent is already looking beyond the study
phase of this water transportation initiative and is proposing a major operating
subsidy that could be dedicated to this service of $250,000 per year for 10 years to
ensure that the public North Station water shuttle service is successful and
sustainable.
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BPDA 36

BPDA 37

BPDA 38

The Proponent anticipates that each new commercial office building developed as
part of the NPC Project will enroll in the MCCA’s existing consolidated shuttle
program or an equivalent service to ensure competitiveness, although this decision
must be made in concert with the major employers who will ultimately occupy
these buildings. Figure 2-1 shows the proposed location of consolidated shuttle and
ridesharing pick-up/drop off zones, as well as Mobility MicroHUBs. The Proponent
notes that the ability to create these types of zones proximate to the main entries to
each commercial building proposed as part of the NPC Project is subject to BTD
and PIC approval; historically these agencies have not allowed such zones to be
created in connection with commercial office buildings but the Proponent will work
closely with these and other City of Boston agencies to ensure that mobility
infrastructure is developed that is well-suited to the unique and specific needs of the
Seaport district’s transportation ecosystem.

Some attendees encouraged the Proponent to engage with the MBTA in improving
their Silver Line service.

Although the NPC Project will not cause already-planned future Silver Line capacity
to be exceeded, in the interest of identifying long-range improvements that could
help to increase capacity on the Silver Line once all of the already-planned capacity
improvements have been made, the Proponent will commit up to $50,000 to fund a
Silver Line future capacity study to be conducted by the Proponent prior to the
occupancy of the first building to exceed the square footage approved in 2010 as
part of the 2010 Project approvals. Recognizing that these items are long-range,
District-wide improvements, the Proponent will commit up to $100,000 in
matching funds to assist with these system improvements, committed at the time the
NPC Project’s build-out exceeds the approved gross floor area of the 2010 Project.
This amount may be applied at BTD’s and MassDOT’s joint discretion once full
funding for each of these measures has been identified and secured. The Proponent
believes strongly that it should play an important financial role in making District-
wide system improvements but that the cost of these types of shared improvements,
which are not even proximate to the NPC Project site, should be shared among
many of the public and private stakeholders who stand to benefit from their
implementation.

One attendee has pointed out that the Proponent’s current bike lane design does
not protect cyclists from cars or trucks and thus suggested separating bike lanes from
car lanes with bollards or creating sidewalk-level cycle tracks.

The area wide proposed bicycle accommodations are described in Section 2.1.7.

Jobs. A couple members of the public encouraged the Proponent to secure a hotel
job training program in partnership with the BEST Hospitality Training Center.
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BPDA 39

BPDA 40

BPDA 41

BPDA 42

Noted and acknowledged. The Proponent would like to identify means of applying
the Jobs Linkage funds generated by the NPC Project to organizations that can
provide jobs training for positions within the South Boston Waterfront district,
including in the hospitality industry.

Other Public Benefits. One IAG member pointed out that aside from the
Arts/Cultural space, the following public benefits have not been met and have been
eliminated in the current NPC: a branch library, innovation space, recreational
pocket parks, sculpture garden, educational facilities, and community exhibition
space. The member also suggested converting District Hall into a Boston Public
Library branch.

The NPC Project includes a myriad of public benefits, as described in Section 2.2 of
this SIR and including all of the public benefits identified above. The future of
District Hall is discussed in Section 1.1 of this submission.

FPAC suggested creating a design library that focuses on industrial technology, art
and design and/or a Fort Point history center.

The Proponent would welcome the opportunity to feature a South Boston
Waterfront History Center showcasing historic maps, photographs, and other
artifacts highlighting the history of the South Boston Waterfront for the public to
enjoy at one of the Project’s proposed civic spaces.

One IAG member was concerned that the lack of public amenities — such as library
and school — will make families leave the District eventually.

The Proponent is maintaining the Block-by-Block civic use commitments made as
part of the 2010 Project approvals and adding a proposed civic space to Block F that
was not included in the 2010 Project approvals.

Housing. Many written and verbal comments spoke to the lack of opportunity for
homeownership. Especially, IAG members desired to see a mix of condos and
rentals.

The NPC Project includes the development of an additional 700 units of housing
from the number contemplated in the 2010 Project approvals. The Project will
include up to approximately 3,200 homes, including both for sale and rental units,
with both Affordable and Innovation housing. The NPC does not propose any
specific breakdown between rental apartments and for-sale condominiums, and the
Seaport Square project to date has resulted in the construction of both (for example,
Block M, which started construction in 2017, includes approximately 450
condominium units). The Proponent envisions a mix of for-rent and for-sale homes
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as part of the NPC Project and most importantly believes that all residents — whether
they own or rent their home — will take a keen interest in the character of and
quality of life in their home community.

BPDA 43 Some members of the public suggested increasing the number of residential units at
least at the same rate as increased office use.

The Proponent observes that the 2010 Project already placed an emphasis on
residential uses and that the proposed use mix in the NPC Project still includes
residential use as the largest land use contemplated in the project with over 40% of
the floor area in the NPC Project slated for residential use compared to less than
40% for commercial office/research uses.

BPDA 44 One IAG member encouraged the Proponent to increase percentage of affordable
housing.

As noted in the NPC, the Proponent will comply with the City of Boston’s
Inclusionary Development Policy (the “IDP”), as set forth in Mayor Menino’s
Executive Order dated May 16, 2006, as amended by Mayor Martin J. Walsh in
2015. The IDP provides that any residential project seeking zoning relief must set
aside at least 15% of the number of market rate units as affordable to moderate
income and middle income households, provide affordable units off-site, or
contribute to a housing fund a per unit subsidy for 15% of the number of market
rate units. Already, the Project has delivered 141 affordable units in the buildings on
Blocks B, C, and K. In the NPC Project, on-site affordable housing will make up
approximately 15% of the number of market rate units, or affordable housing will
be created or funded off site. For the 2,500 residential units approved in the 2010
Project, the Proponent will comply with the IDP in effect at the time of that
approval; the 700 additional residential units proposed in the NPC shall be subject
to the IDP as amended in 2015.

The details of the affordable housing commitment for each residential building will
be determined as each such building is designed and financed, and will be
memorialized in an Affordable Housing Agreement. At the full build-out of 3,200
residential units, the Project (including Blocks B, C, and K, which have been
constructed as part of the 2010 Project) is expected to have created approximately
400 affordable units in the Seaport.

BPDA 45 One IAG member encouraged the Proponent to incorporate affordable artist live-
work space on Block N or P.

The Proponent recognizes the need for artist housing in the Seaport, and will
explore the feasibility of satisfying the affordable housing requirement for individual
residential buildings in whole or in part through the construction of income-
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BPDA 46

BPDA 47

BPDA 48

restricted units reserved for BPDA-certified artists. For individual residential
buildings in which the Proponent determines that an artist component is feasible,
the Proponent will consult with the BPDA and the Mayor’s Office of Arts and
Culture in advancing such component, with a goal of developing multiple units
grouped together, possibly with shared space to facilitate communication and
collaboration. The Proponent also looks forward to working with area arts
organizations to identify possible locations for both artist-preference housing
opportunities as well as studio spaces that are available to artists on a managed,
low-cost basis. The Proponent anticipates creating a series of flexible studio spaces
equipped with power, ventilation, and other physical infrastructure necessary to
support a wide range of working media in close proximity to the proposed
Performing Arts venues to help create a multi-faceted arts destination as part of the
Project. The Proponent envisions partnering with one or more arts organizations to
manage this studio space to maximize its availability to the local visual arts
community and ensure that it is in use and accessible to the public as much as
possible.

Building Design. IAG members displayed strong preference towards incorporating
brick in building materials.

The Proponent intends to develop high-quality architecture that is both responsive
to each building’s unique location in the South Boston Waterfront, adjacent to the
Fort Point Channel Landmark District, and that also reflects the Proponent’s role as a
long-term owner of the buildings it constructs. The Proponent agrees that the
buildings — especially those around the L-Blocks that surround Harbor Square —
should not feel like a haphazard collection of designs, but should feel more
cohesive and related, as long as each building’s design is not so similar to its
neighbors that the buildings become monotonous and overly uniform. The Fort
Point Channel Landmark District is a great example of how different buildings can
share an architectural vocabulary but still have different details and work together to
create a rich tapestry of high quality design.

Some members of the public emphasized that building design needs to be
compatible with historic Fort Point neighborhood in scale and materials.

The Proponent concurs with the objective of compatibility and will address this on a
building-by-building basis as individual development Blocks are designed and are
subject to review by the Boston Civic Design Commission.

Retail. Members of the public expressed a desire to have local and small scale retail
opportunities available in the district so as to avoid a mall like experience.
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The Proponent agrees wholeheartedly with this comment and has already begun to
populate the district with a wide variety of shops, restaurants, cafes, and other retail
amenities that span the full spectrum of size and type. Stores as small as 600 square
feet hosting small local businesses have already been introduced into the Project
and the Proponent envisions providing a wide range of smaller shops accessible to
local businesses, small businesses, retail and food entrepreneurs, and other smaller-
scale amenities that will create a unique retail street-front character across the entire
district.

BPDA 49 The Proponent will be responsible for preparing and publishing in one or more
newspapers of general circulation in the City of Boston a Public Notice of the
submission of the SIR to the BPDA as required by Section 80A-2. This Public
Notice shall be published within five (5) days after the receipt of the SIR by the
BPDA. Therefore, public comments shall be transmitted to the BPDA within forty-
five (45) days of the publication of this Public Notice. Sample forms of the Public
Notice are attached as Appendix D. Following publication of the Public Notice, the
Proponent shall submit to the BPDA a copy of the published Public Notice together
with the date of publication.

The Proponent will publish a Public Notice of the submission of the SIR as required.
The Proponent further acknowledges that the comment period for this submission
will be forty five days from the date of the publication of the Public Notice.
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Comments from City Public Agencies
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BOSTON TRANSPORTATION DEPARTMENT/BPDA  TRANSPORTATION AND
INFRASTRUCTURE PLANNING

BTD 01

BTD 02

BTD 03

BTD 04

BTD 05

The proponent utilized Howard Stein Hudson (HSH) for transportation modeling.
The analysis is thorough and provides the City with a detailed understanding of the
transportation methodology used for the analysis. However, additional detail and
clarification are needed to ensure the City is able to conduct a complete analysis of
the transportation modeling assumptions... The analysis notes that the NPC project
is the basis for the transportation modeling. The City understands this to mean that
the NPC buildings are the only basis for transportation impact analysis and other
elements of the Seaport Square development are considered as “existing
conditions.” The proponent should confirm one way or another whether the City’s
understanding is correct.

The modeling and methodology of the transportation analysis are described in
Section 2.1.1.

The analysis discusses future “no build” scenarios. The proponent should clarify the
assumptions in “no build,” including development outside Seaport Square that was
considered such as Fan Pier and Pier 4.

Please see Section 2.1.6.1 for a description of the assumptions made for the No
Build scenario.

The proponent should make explicit all assumptions behind the “no build”
infrastructure improvements that went into the analysis, including the Silver Line
Gateway project and Massachusetts Port Authority’s (MassPort) South Boston
Waterfront Transportation Center.

Please see Section 2.1.5.2 for Silver Line Gateway information and Section 2.1.6.1
for information about the South Boston Waterfront Transportation Center.

The transit analysis does not appear to include buses in close proximity to the
Seaport Square district, including the #11 bus and the more limited express routes
#448/449/459.

Please see Section 2.1.5.4 for a description of the transit analysis methodology.

The proponent should provide additional detail on trips originating from points
north of Downtown Boston, including North Station, Charlestown, and northern
suburbs. This will ensure that the City has an understanding of necessary
transportation elements necessary to accommodate this movement.

Section 2.1.2.2 discusses the travel demand origins, and Section 2.1.5.5 details the
Proponent’s mitigation commitments.
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BTD 06 The proponent does not provide a timeline for mitigation measures and phasing of
mitigation measures. The proponent should provide a detailed timeline for
mitigation measure implementation and indicate if mitigation measures are
contingent on certain project development components.

Table 2-1 in Section 2.1.1.3 provides a summary of the mitigation measures and
their expected implementation schedule.

BTD 07 The Draft NPC analysis did not consider any water or ferry service. Please provide
transit analysis that considers the impact of water taxis and ferries on the Seaport
transportation network.

Please see Section 2.1.5.1 and Section 2.1.5.5 for a discussion of existing water
transportation and mitigation commitments related to water transportation.

BTD 08 Please provide transit analysis that considers the vehicular mode shares for “office”
type uses. The City’s official mode shares for the Seaport District are admittedly
dated as they were developed prior to the Silver Line coming fully online. We have
since reduced our mode share assumptions for “office” uses from 66% to 33% in
the Seaport... Further consultation with BTD/BPDA will be needed to determine if
the proponent will be required to conduct further traffic capacity analysis with
higher vehicular mode

A discussion of office mode share is provided in Section 2.1.2.1.

BTD 09 The City applauds the proponent’s commitment to creating a TDM program for the
Seaport Square development. The proponent outlined several steps to improving
the transportation network through a TDM system, including Alternative Mode
Benefits, providing information on public transit and bike options, bike parking and
sharing locations, electric vehicle parking, ridesharing options, and commitment to
join the local Transportation Management Association. In addition to these
elements, the proponent should consider the following options:

¢ Demand Reduction Programs

¢ Mobility micro HUBs (Go Boston 2030)

¢ Designated Bus I Shuttle | Ride-share pick-up/drop-off areas
¢ Real-time transit and mobility information within buildings
¢ Consolidated bicycle parking, showers, and repair facilities

Transportation demand management measures are described in Section 2.1.3.
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BTD 10 Silver Line services to the Seaport District will be significantly impacted due to the
Seaport Square NPC program. Therefore, the proponent Team should consider the
following elements for additional Silver Line support:

¢ Silver Line Futures Study: A study to determine future capacity issues on the
Silver Line, climate change issues, and infrastructure/equipment needs.

¢ Provide resources to construct a one way eastbound BRT Lane from 1-90
Ramp (B Street) to Silver Line Way on Congress Street and add bus priority
signal at D Street/Congress Street. This change will allow for faster SL1
service from Logan Airport to the Silver Line Tunnel/South Station. This
change will potentially allow the MBTA to deduct time from the Silver Line
schedule and therefore move buses more efficiently through the Seaport
Square impact area. Additionally, update the bus priority signal at D Street
and Silver Line Way (the Silver Line Tunnel portal area).

¢ Design HOV or BRT Lane on MassPort Haul Road from Silver Line Way to
1-90 East onramp. This could speed up Silver Line service through this traffic
choke point and enable Silver Line buses to more quickly access Logan
Airport. This change will enable the MBTA to operate buses more quickly
and mitigate the crush-capacity impacts to the Silver Line schedules.

The Proponent has agreed to fund a Silver line capacity study and provide matching
funds for Silver Line improvements. Please see Section 2.1.5.5 for further detail on
these and other financial commitments.

BTD 11 Seaport Arterials Rapid Bus Transit Study - A comprehensive study to determine
optimal transit conditions for the four major arterials in the Seaport District,
including Summer Street, Congress Street, Seaport Boulevard, and Northern
Avenue. This study should include recommendations for bus/shuttle stops, signal
timing, opportunities for bus priority lanes/queue jump lanes, optimal bus routing,
equipment needs, management and operator options, and shuttle bus routing. This
study will be led by the BPDA and BTD in collaboration with the MBTA, MassDOT,
MassPort, development team, and other stakeholders. This work will also need to
be coordinated with other pending or proposed roadway improvements.

The Proponent has agreed to provide matching funds for BRT study in the area.
Please see Section 2.1.5.5.

BTD 12 Adding bus capacity will be critical to the transit success of the Seaport District and
mitigating the negative impacts of the Seaport Square development. Subsequent to
this study, the team should consider additional design work to advance these bus
improvement recommendations:
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BTD 13

BTD 14

BTD 15

¢ Summer Street Design - Based on the Results of the Seaport Arterials Rapid
Bus Study, design Summer Street Transit Corridor from Downtown Boston to
South Boston (Broadway/L Street). This design should include physically-
separated bike infrastructure on Summer Street.

¢ Seaport Boulevard and Northern Avenue Design - Based on the results of the
Seaport Arterials Rapid Bus Transit Study, design modification to the
Northern Avenue and Seaport Blvd arterials from Downtown Boston to the
Ray Flynn Marine Industrial Park; and

¢ Congress Street Rapid Bus Design - Based on the Results of the Seaport
Arterials Rapid Bus Study, design the Congress Street Rapid Bus Line from
North Station to Silver Line Way. This design should also include bike
infrastructure where possible.

Transit mitigation measures are described in Section 2.1.5.5.

Infrastructure Support: Provide resources to upgrade the Transit Signal Priority
servers and software at the Boston Transportation Department traffic control center
to better handle the bus transit priority systems.

Transit mitigation measures are described in Section 2.1.5.5.

In coordination with the findings of the Summer Street Design, the proponent
should provide resources for enhanced MBTA bus stops at the Harbor Way Summer
Steps and South Station (both inbound and outbound) with covered waiting areas
and ticket machines with potential mid-block crosswalks to connect the stops on
both sides (similar to Silver Line at South Station). These enhanced bus stops will
provide travelers from the South Station area an alternative to the Silver Line,
particularly riders on the Commuter Rail.

Please see Section 2.1.7.4. The Proponent will develop a Mobility MicroHUB at
the Summer Street Steps in connection with the development of Block N or P
(whichever is constructed first) to improve connectivity between Summer Street and
the district to the north for bus riders, cyclists, pedestrians, and customers of
ridesharing/consolidated shuttle services. A pedestrian crosswalk across Summer
Street will be included in this work, subject to MassDOT approvals.

Seaport Boulevard and Northern Avenue Infrastructure - Proper bus and shuttle
transit on Seaport Boulevard and Northern Avenue will ensure access to the Seaport
District that is an alternative to the Silver Line service. Therefore, based on the
findings of the Seaport Arterials Rapid Bus Transit Study and designed as a part of

4698/Seaport Square 4-24 Response to Comments

Epsilon Associates, Inc.



BTD 16

the Seaport Boulevard and Northern Avenue Design initiative, the proponent should
consider the following infrastructure mitigation elements on Seaport Boulevard and
Northern Avenue:

¢ Provide resources for enhanced bus stops (bi-directional) at Boston Wharf
Road/Pier Street/Seaport Blvd (inbound and outbound). This will be used for
shuttles and public transit vehicles at this key intersection;

¢ Provide resources for two additional enhanced bus stops (bi directional)
between the Ray Flynn Marine Industrial Park and Downtown Boston; and

¢ Provide resources for roadway transit signal and street improvements as
identified in the Seaport Boulevard and Northern Avenue Design on Seaport
Blvd. between Evelyn Moakley Bridge and B Street.

The Proponent will evaluate the need for these types of improvements at such time
as the BRT study is complete and will work closely with the MBTA, BTD, and other
stakeholders and property owners in the Seaport District who would benefit from
these types of improvements to identify and fund appropriate capital improvements
related to BRT route development in these areas. The Proponent’s contribution to
new signals on Seaport Boulevard will include adaptability to ensure that these can
easily be adjusted to accommodate and prioritize BRT on Seaport Boulevard in the
future.

Congress Street Rapid Bus Infrastructure - A rapid bus system on Congress Street
could enable Orange Line, Green Line, and North Station MBTA Commuter Rail
riders to bypass South Station and the Silver Line to access the Seaport District.
Therefore, based on the findings of the Seaport Arterials Rapid Bus Transit Study and
designed as a part of the Congress Street Rapid Bus Design initiative, the proponent
should consider the following infrastructure mitigation elements on Congress Street:

¢ Provide resources for an enhanced bus stop (bi-directional) at Boston Wharf
Road/Congress Street (inbound and outbound). This will be used for
shuttles and public transit vehicles at this key intersection;

¢ Provide resources for roadway transit improvements from the Fort Point
Channel to B Street (coordinated with the above improvements to Congress
Street from B Street to Silver Line Way referenced above);

¢ Provide resources for bus procurement depending on the findings of the
Seaport Arterials Rapid Bus Transit Study for operating an initial rapid bus
service;

¢ Identify Operator and Ensure Buses are AFC 2.0 Compatible (new Charlie
Card); and
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¢ Provide Operating Support for Congress Street Rapid Bus services.

The Proponent is proposing to contribute $2.5 million in additional funding to
MassDOT for priority programs providing improved public transportation service to
the South Boston Waterfront District, which could include any of these items. Final
allocation of these funds will be at the discretion of MassDOT and will depend on
the results of the Arterials BRT study.

BTD 17 Shuttle buses are a critical element of transportation to the Seaport Square
development. Based on the recommendations and in coordination with the Seaport
Arterials Rapid Bus Transit Study and based on agreements reached in the TAPA,
the proponent should:

¢ Join the Consolidated Shuttle Program;
¢ Provide the City a Plan for Shuttle Waiting and Staging Areas; and

¢ Build Shuttle Stops and Staging Areas within the Seaport Square
development area.

The Proponent concurs and will encourage all major employers who occupy spaces
in the NPC Project buildings to join the Consolidated Shuttle Program. A plan
showing proposed Mobility MicroHUBs, which would all include improved
curbside conditions conducive to Consolidated Shuttle pick-up/drop-off and
ridesharing service pick-up/drop-off is included as Figure 2.1-1. Improving the
allocation of curbside uses is a top priority of the Proponent and every building
within the NPC Project Site will include proposed curbside locations for
Consolidated Shuttle, traditional bus, and ridesharing/taxi pick-up/drop-off to
promote the adoption of these modes of transport to improve districtwide mobility.
Traditionally, such curbside pick-up/drop-off uses have been prohibited by BTD for
all building types other than hotels, but the Proponent believes strongly that
creation of pick-up/drop-off zones will significantly enhance mobility options in the
district and prevent conflicts between these modes and cyclists, as these modes
currently tend to utilize bicycle lanes for pick-up/drop-off activities.

BTD 18 Water Transit - As a destination in close proximity to Boston Harbor, travelers will
have the option of using water ferries and taxis to reach the Seaport. The proponent
should provide the City with a study of overall and Seaport Square specific demand
for North Station to South Boston Waterfront. This analysis should complement and
be coordinated with the ongoing multi-agency business plan that is being led by the
MCCA and should further evaluate water ferry capital needs, such as dock
infrastructure and equipment.
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BTD 19

An in-depth planning study of the demand for and beneficial impact of this water
transportation service has been conducted by the MCCA and was issued in July of
2017. While the Proponent does not believe that a parallel, duplicative analysis of
the benefits of this service is necessary, the Proponent is proposing to commit to a
major long-term operating subsidy that could be dedicated in whole or in part to a
public North Station water shuttle service as part of its commitment to transportation
mitigation in the Seaport.

In the NPC, the proponent provides an analysis of anticipated traffic impacts that
will result from the changes of use and area in the Seaport Square development. In
the NPC and in past agreements, the proponent agreed to provide enhancements to
improve congestion through better signals and roadway infrastructure. The City
finds the majority of these proposed elements acceptable. However, there are
distinct roadway network changes that must be addressed:

¢ Vehicular access to Harbor Street was eliminated between Northern Ave
and Seaport Boulevard in the NPC. However, this connection should be
built as 1-way southbound Street as previously planned to enable through
traffic and development access. Harbor Street is a key connection in the
Seaport District:

¢ The street serves as a north-south pair with Pier Street, which is 1 —way
northbound;

¢ Harbor Street Provides needed access and capacity (particularly for Fan Pier
Parcel Q and ICA);

¢ This connection takes pressure off Northern Ave/Pier 4 Blvd, and Seaport
Blvd/Pier 4 Blvd; and

¢ The Street allows for the proponent to shift Parcels F and G access off of
Northern Ave to Harbor Street.

¢ When Harbor Street is reconstituted as a one-way vehicular access Street, it
should have a rightturn only onto Seaport Boulevard. This right turn
movement should also be well coordinated with the Seaport Blvd pedestrian
crossing between L Block (Harborwalk) and G Block.

The Proponent proposes to retain this former North Harbor Street roadway as
pedestrian-only. This preference is further elaborated on in Section 2.1.6.2 of this
submission but in general the Proponent finds that this section of North Harbor
Street would be very lightly used and would better serve the public interest by
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BTD 20

BTD 21

BTD 22

continuing the pedestrian- and bicycle-only path to the water’s edge through the
block to Northern Avenue, creating a generous extension of the public realm
instead of more infrastructure for motor vehicles.

The Autumn Lane Elevated Connection over Congress St to Summer St was
eliminated as a part of the NPC and replaced by a pedestrian-oriented “grand
staircase” called the Summer Steps. This bridge was intended to connect Summer
Street with Autumn Lane and provide an additional access point from Summer
Street into the heart of the Seaport district. Past Seaport district planning envisioned
this as continuous connection between Summer Street and Seaport Blvd. The
elimination of this important vehicular connection must be offset through
improvements for transit, bike, and pedestrian connectivity (further elaborated in the
Bicycle, Pedestrian, and Transit sections of this document). For vehicular access,
the proponent should provide resources that will enable more efficient movements
on Sleeper Street and Thomson Place in the Seaport District.

Please see Section 2.1.6.3. It should be noted that this elevated roadway
connection was never envisioned as connecting directly to Seaport Boulevard and
was determined to carry an extremely light volume of vehicles even at peak periods;
this connection served primarily as localized vehicular service to the L-Blocks but
had a profound negative impact on the streetscape character of the district due to
the creation of an elevated roadway bridge over Congress Street, one of the
District’s great pedestrian streets.

The City will be determining shortly the operating characteristics of Thompson
Place that, along with Sleeper Street, will serve important north-south connectivity
for the Seaport. The proponent should provide immediate resources to build
improvements recommended in the forthcoming Sleeper/Thompson Analysis. This
could include necessary physical changes, such as signal improvements, curb line
adjustments, sidewalks, and accessibility improvements. This work needs to be
started as soon as the Sleeper/Thompson Analysis is completed to enable efficient
traffic operations in the area and in anticipation of the significant NPC impact on the
area’s transportation system.

Please see Section 2.1.6.4. The Proponent is providing funds for the signalization of
the Thompson/Seaport intersection and is making roadway improvements at this
location to facilitate this important vehicular connection. Similarly, the Proponent is
reconstructing signals and making roadway improvements at the Sleeper/Seaport
intersection. Funds for the Sleeper/Thompson study have already been provided by
the Project.

Summer Street Gateway Initiative - Summer Street/Massport Haul Road/Drydock
Avenue/Pappas Way Connector - Advance the analysis, design 25% and right-of-
way needs associated with this planned important network connection. This new
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BTD 23

BTD 24

BTD 25

BTD 26

connection and realignment of existing roadways would provide a much needed
alternative 2nd connection between Summer Street and Northern Avenue and
would simplify truck movements.

The Summer Street Gateway Initiative is discussed in Section 2.1.6.5.

In the NPC, the proponent changes several major locations for parking and loading
for proposed development sites. Parking and loading sites are necessary elements
for buildings and structures of this scale. However, pains should be taken to
minimize the impact to the pedestrian and bike networks, and create a built
environment that is cohesive.

The Proponent agrees with this statement and has included major streetscape
improvements in the vicinity of these parking and loading facilities to ensure that
the quality of the pedestrian environment and cycling infrastructure at these
locations is maximized. Please see Section 2.1.4.

The development team should find a means to shift all loading below grade to fit
within garage layouts and have access shared with parking access - specifically
should be accommodated on L Block via entrances from Boston Wharf Road and
East Service Road.

Section 2.1.4.1 discusses the feasibility of providing below-grade loading.

Autumn Lane is an important connection from M Block and beyond to Boston
Wharf Road, East Service Road, Q Park and the Fort Point Channel district, and
currently hosts loading and parking access points on much of the north side of the
Street. The proponent proposes a substantial loading dock and parking access
presence on Autumn Lane in the NPC; the latest proposal shifts from East Service
Road (in NPC) to Autumn Lane location would put 4 loading/garage access points
on this short block. However, this should be avoided to create a cohesive
pedestrian environment and to avoid turning Autumn Lane into a primarily service
street. Future NPC designs should make Autumn Lane a strong pedestrian
connection between Q Park and M Block.

Please see Section 2.1.4.4. The Proponent is proposing major improvements to the
public realm along the entirety of Autumn Lane between Boston Wharf Road and
East Service Road to improve the pedestrian realm along this important connection.

Shifting the D Block access on to Fan Pier Boulevard with its connectivity to the
Parcel B/C garage as proposed in the NPC is preferred as opposed to the original
location on Northern Avenue. The proponent should make efforts to open this
access point as soon as possible and should provide the City with a timeline for
when it will be open
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This directive is consistent with the Proponent’s intentions. Please see Section
2.1.4.2.

BTD 27 The proponent has significantly changed the F Block building use and footprint in
the NPC. Originally, the west side of F Block was intended as a “pavilion in the
park” and intended as low density retail space that would complement the Seaport
Common park. However, in the NPC, the development team has switched the use
to office and significantly increased the block density. From a transportation
standpoint, the development team must take steps to move loading and parking
from Northern Avenue to Harbor Street to ensure proper pedestrian and vehicular
flows on Northern Avenue are maintained.

The Proponent has reverted the Block F building to a size and low-density use that
is more consistent with the existing approvals for this block. Due to the reduced size
of this building, it is intended that no dedicated parking or loading entrance will be
necessary and that the building will be served from a below-grade garage shared
with Block G. Please see Section 2.1.4.3.

BTD 28 Parking and loading access for Parcel G on Northern Avenue is problematic and
should be relocated to Harbor Street. As described above, Harbor Street will be a
one-way southbound street in the future, making a loading and parking entrance
preferable to the busier and more pedestrian oriented Northern Avenue as proposed
in the NPC; see above for additional details on the one-way Harbor Street
connection.

As discussed in Section 2.1.4.3, it is not possible to shift loading and parking access
onto Harbor Way because doing so would eliminate the ability to continue Harbor
Way as a major pedestrian route between Seaport Boulevard and Northern Avenue,
which is a central component of the Proponent’s overall master plan for the Project.

BTD 29 Parking capacity has been reduced by 1,000 spaces on the development site even
while the square footage of development has increased. The proponent justified
this shift by noting the alternative commuting patterns at other Seaport
developments. While the City applauds the reduction in parking, the proponent
must take pains to ensure that proper transit, shuttle, pedestrian, and bicycle
accommodations are created to fully complement the reduced parking capacity.
This will be further evaluated in the Pedestrian, Bicycle, and Transit sections of this
report.

The Proponent’s commitment to improving conditions for other non-vehicular
modes of transportation is detailed further in Section 2.1 of this submission.
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BTD 30 The proponent should also consider adaptable parking garage floor plates and
ceiling heights that can add “stackers” or be retrofitted to other uses. Additionally,
the proponent should pursue shared parking and progressive pricing to minimize
demand and maximize utilization. These innovative parking arrangements should
be considered and analysis of opportunities provided to BTD and BPDA.

The Proponent concurs with these recommendations.

BTD 31 Boston Complete Streets Design Guidelines - Boston’s Complete Streets Design
Guidelines provide the basis for City policy on the pedestrian realm. The
proponent should seek to work with these guidelines when designing pedestrian
spaces and at the interaction point between pedestrians and vehicles. While the
guidelines are referenced briefly in the Accessibility section of the NPC, the
proponent should tie more of the pedestrian improvements directly to the City’s
best practices and policies as outlined in the Complete Streets Design Guidelines.

All of the new roadway improvements proposed within the NPC Project Area will
be designed in accordance with the City of Boston’s Complete Streets Design
Guidelines and will be closely coordinated with BTD, BPWD, and BPDA design
and engineering staff. Please see Section 2.1.8.1.

BTD 32 Pedestrian Wayfinding — Proper pedestrian wayfinding will enable travelers not
familiar with the district to easily navigate the district. The proponent should work
with the City, MassDOT, Massport, and the MCCA on the pedestrian wayfinding
signage that is currently being developed for the district and provide resources for
enhancing this program throughout the Seaport district.

Please see Section 2.1.8.2. The Proponent will work collaboratively with the
MCCA, BTD, and other area stakeholders to implement pedestrian wayfinding
signage throughout the District that helps orient visitors to the area and that
prioritizes local businesses and cultural organizations rather than major commercial
destinations.

BTD 33 Pedestrian Scale Lighting - Urban sidewalks and other pedestrian pathways are
utilized on a 24-hour basis. Therefore, the proponent should provide the City with
plans that will enhance the streets and pathways with proper illumination.

The Proponent concurs with this directive and will coordinate street-level pedestrian
lighting plans as each development block within the NPC Project Site is designed.
This is consistent with the Proponent’s past practice with already development
blocks within the Project Site. Please see Section 2.1.8.3.
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BTD 34

BTD 35

BTD 36

BTD 37

Pedestrians Crossing at Parking and Loading Zones — Urban sidewalks frequently
must cross driveways to parking and loading zones. While these conflict cannot be
totally eliminated, the proponent should minimize the number driveways and
provide well designed crossing points that incorporate both safety features and
quality aesthetic elements.

The Proponent concurs with this statement and will closely coordinate the detailed
design of such areas with BTD, BPWD, and BPDA design staff, consistent with the
coordination that has already been taking place for blocks already developed within
the Project Site. Please see Section 2.1.8.4.

The Summer Steps must remain open and publicly accessible to pedestrians and
cyclists at all times of the day and during inclement weather. The proponent should
ensure that regular programming and maintenance on this staircase do not hinder its
vital transportation functions.

The Proponent agrees with these suggestions and intends that the stairs will remain
open and available for public use at all times. Please see Section 2.1.8.5.

Americans with Disability Act (ADA) connectivity for the staircase is a paramount
concern for the City. This must be fully publicly accessible regardless of time of
day, weather conditions, and not have regular restrictions to access. The
connection must also have proper signage and be clearly seen from Summer Street
and the foot at Congress Street.

The Proponent agrees with these suggestions and intends that the accessible route
alongside the stairs will remain open and available for public use at all times; this
route will be clearly signed and visible from both elevations. A proposed conceptual
route is shown in Figure 1-14. The accessible route will be designed and
constructed with the steps with the earlier of Block N or P. Please see Section
2.1.8.5.

Bicycle connections must be allowed on the Summer Steps to enable a cohesive
bicycle connection from Summer Street to the lower Seaport area. The City notes
the proponent’s intention to create a bicycle ramp (“runnel”) on the Summer Steps
and would request the proponent ensure this connection considers the fine details
to ensure it is comfortably usable and that it is permanently open and not closed
due to any special events or time of day.

The Proponent concurs with this request. Please see Section 2.1.7.1.
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BTD 38

BTD 39

BTD 40

BTD 41

The proponent should build an enhanced bus station on Summer Street and a safe
mid-block pedestrian crossing at this location. The Summer Steps will form a key
transit connection for travelers from South Boston and Downtown Boston on the
MBTA #7 Bus and proper pedestrian access must be provided to ensure this
connection is as seamless as possible. The Summer Street transit infrastructure is
further defined in the Transit section of this document.

The Proponent will construct a Mobility Micro-HUB at the top of the Summer Street
Steps as detailed in Section 2.1.3.2 of this submission; this hub will include an
enhanced bus stop to maximize cross-modal connectivity and district-wide mobility
at this important node. A mid-block crossing will also be constructed at this location
concurrently with the Mobility Micro-HUB, subject to MassDOT approvals.

The proponent should further evaluate with the City the proposed mid-block
crosswalk at Congress Street and Harbor Way. This analysis should ensure
pedestrian access between the elevated Summer Street and broader Seaport district
is properly provided while also ensuring traffic patterns on Congress Street are not
substantially impacted.

A mid-block crossing at Congress Street and Harbor Way with similar signal timings
to the mid-block pedestrian signalized crossing of Seaport Boulevard is being
proposed. The signalization analysis included in the NPC shows that, with the
proper timings of the corridors, the signalization at these locations will not impact
vehicle operations, while providing the most pedestrian safety possible, which is of
paramount importance to the Proponent and many stakeholders.

The proponent should further refine with the City the mid-block pedestrian crossing
of Seaport Boulevard at the northern terminus of the Harbor Way which provides
connectivity to both Harbor Street and the Seaport Common. The vehicular and
pedestrian mid-block crossing is described in the Roadway Network section of this
document.

The mid-block crossing at Seaport Boulevard is currently under construction with
the Seaport Boulevard Median Project. The NPC Project includes a mid-block
pedestrian signalized crossing of Seaport Boulevard that will not impact traffic flow
on Seaport Boulevard if implemented as currently designed.

The proponent should carefully consider warning lights and other pedestrian safety
features at the mid-block crossing at Autumn Lane.

The Harbor Way crossing of Autumn Lane is currently designed to include a raised
intersection for optimal pedestrian safety.  Additional elements, such as a
Rectangular Rapid Flashing Beacon pedestrian sign, will be coordinated with BTD
and BPDA staff during the L3 and L4 permitting process.
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BTD 43

BTD 44

BTD 45

The Boston Wharf Road and East Service Road edges of Seaport Square should be
vibrant pedestrian zones with enhanced sidewalk spaces. The Seaport Square
development should not act as a fortress from surrounding streets and urban settings
but should seek to harmonize with existing and planned build environment
elements.

Please see Section 2.1.8.7. The Proponent agrees with this statement and will be
dramatically activating both Boston Wharf Road and East Service Road with the
development of NPC Blocks L3, L4, L5, L6, N and P, as well as 2010 Project Blocks
L2 and M. The Proponent has already brought significant street life and pedestrian
scale to Boston Wharf Road through its development of the retail level of 2010
Project Blocks K and L1.

The intersection of Boston Wharf Road and Seaport Boulevard currently has the
PWC Building and District Hall and will host a new headhouse for the MBTA Silver
Line Courthouse Station plus other new development associated with L Block.
Therefore, there needs to be a strong pedestrian connection at this intersection.
Additionally, the intersection will also have an unaligned but potentially important
connection from Boston Wharf Road to Pier Street for northbound traffic. The
proponent proposes general improvements to Seaport Boulevard in this area.
However, the proponent should specifically evaluate the pedestrian safety elements
at this intersection and ensure signal timing and roadway infrastructure will safely
accommodate pedestrian demand and vehicular movements.

Please see Section 2.1.8.8. The detailed design of sidewalk infrastructure on the
north side of Seaport Boulevard in connection with the development of Block D will
be closely coordinated with BTD, BPWD, and BPDA design and engineering staff as
the design moves forward.

Pedestrian infrastructure on Northern Avenue should be carefully considered by the
proponent. This is particularly important for locations with strong pedestrian desire
lines, like access from Harborshore Drive to Harbor Street and the crossing at Pier
Street to access the Silver Line Station and Seaport Common.

Please see Section 2.1.8.9. The Proponent concurs with this request. The detailed
design of sidewalk infrastructure on the south side of Northern Avenue in
connection with the development of Blocks D, F, and G will be closely coordinated
with BTD, BPWD, and BPDA design and engineering staff as the design moves
forward.

Bicycle accommodations on Harbor Way must be carefully evaluated and detailed.
While this connection will be a key pedestrian thoroughfare, careful consideration
must be given to how people on bikes will move along this corridor and how
people with bikes will access the corridor via the Summer Steps.
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BTD 47

BTD 48

The Proponent concurs with this statement and this matter is addressed in Sections
2.1.7.1 and 3.1.7 of this submission.

The proponent proposes two one-way on-street bike lanes on Boston Wharf Road
between Seaport Boulevard and Congress Street. However, given the City’s
standards for bicycle infrastructure, the proponent should provide sidewalk-level
separated bike lanes (“cycle tracks”). Given the loss of the Summer Street Connector
roadway bridge, the proponent should extend the cycle tracks south of Congress
Street to at least the back side of the 319 A Street residential development. This
facility can then be easily extended into the envisioned 1 00 Acres Master Plan
roadway network that will connect with an extended Boston Wharf Road.
Additionally, the proponent should provide detailed inventories for safety elements
at intersections and at loading/parking exits from L Block buildings.

Bike facilities on Boston Wharf Road are described in Section 2.1.7.2.

The proponent proposes generous lanes on East Service Road between Congress
Street and Seaport Boulevard. The City believes the proponent could include a
sidewalk grade cycle track on East Service Road in at least the northbound direction.
This cycle track will provide a direct connection to L and M Block sites and further
into the ICA/Pier 4 area. This connection will be a critical connection given the
substantial increase in the development size and impacts the development will have
on road and transit infrastructure in this area.

The design of East Service Road is described in Section 2.1.7.3.

The City is currently building a sidewalk grade cycle tracks (two, one-way separated
bike lanes) on Summer Street from the Fort Point Channel to the Summer Street
viaduct over Boston Wharf Road. The proponent should work with transit planning
efforts on Summer Street and provide resources to extend this cycle track from the
viaduct to D Street.

The design of Summer Street is described in Section 2.1.7.4.
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TO: GARY UTER

FROM: UD/PLANNING STAFF
DATE: JUNE, 2017
RE: SEAPORT SQUARE NPC COMMENTS

Seaport Square Urban Design

The South Boston Waterfront has undergone dramatic change over the past ten years, more than any
other neighborhood in Boston in recent history. After decades of planning and significant public and
private investment, the transformation has occurred at a breakneck pace. The Seaport has quickly shed
the distinction of being a supporting actor to Boston’s historic downtown, and has assumed a starring role
in Boston's and in the state’s larger economy. Much has been said about the buildings that populate the
district, as well as the impacts—both expected and unexpected—to the infrastructure that supports it.
There is, under the framework of the Seaport Public Realm Plan, a patchwork of plans that currently
govern the district with a sliding timeline of creation and implementation. Seaport Square is situated at the
heart of the South Boston Waterfront, and must deftly mediate the context which surrounds it. This
inciudes Fan Pier, the Fort Point Channel Landmark District, Pier 4, the Convention Center, and
Massport's Commonwealth Flats property. Like all planning, the scheme for Seaport Square when it was
conceived represented a moment in time with a context vastly different than the one that WS
Development inherits today. Given that Seaport Square is nearly halfway through buildout of a 23-acre
plan, we appreciate and relish the opportunity to take stock and consider improvements and alterations to
a plan that naturally warrants an update. Precipitated by a change in ownership, an openness o new
ways of thinking and design strategies is very much welcome. The Proponent is fortunate to have borne
witness to the transformation as an active minority partner in the original master development team, and
therefore has unique insight.

Seaport Square must be contextualized as just one of many plans in the area, with a need to interface
with other jurisdictional entities. We evaluate the proposed changes with the underlying premise that a
new plan should improve the remaining Seaport Square parcels (i.e., both architectural and public realm
contributions), but also aspire to improve the blocks around it. The success of this development hinges on
its ability to be a good neighbor; the sum of the Seaport district is inherently greater than the individual
parts.

We also acknowledge the especially close alignment between transportation, open space, and urban
design for Seaport Square. These comments may fall under separate headings, but they were developed
together and are mutually codependent. Though there are many significant changes being proposed to
Seaport Square, the most significant changes proposed by WS include: 1) substitution of the tilted
north-south street and pedestrian/bicycle path connecting elevated Summer Street to Seaport Boulevard
via Autumn Lane, with a new flat pedestrian path (Harbor Way) and stairs; 2) an increase of 1.4 million
GSF (an overall net increase of 1.7 million sf in office use, with proposed subtractions of cultural, retail,
and hotel uses), 3) elimination of approximately 1000 parking spaces; and, 4) Conversion of aggregated
open spaces to elongated pedestrian areas. The various design changes and moves are more nuanced
and will be discussed comprehensively below. Please also reference the Boston Civic Design
Commission comments excerpted from their meeting of March 7, 2017 at the end of this memo.



Harbor Way and Harbor Square

The primary concept for Harbor Way is that it provides a direct linear connection and view corridor to the

water. This concept was true both in the original PDA and in some thinking in the original Seaport Public

Realm Plan. In the existing PDA, one also traversed generous open spaces on the upper L blocks and

Parcel F along this path, sometimes shared with vehicles, sometimes not. While we understand the UDP 01
appeal of a simpler manifestation of this axial connection to the water, an alternative scheme should be

developed that works in concert with the existing context, a context which has an already-constructed

network of open space and amenities slightly off-of-center. One natural hinge point is at Seaport UDP 02
Boulevard, where pedestrian movement should be oriented to Seaport Common (at Block F) and Fan Pier

Park. This is preferable as 1) an expansive public park with waterfront transportation situated directly on

the harbor is the natural terminus of a signature pedestrian link to the water, 2) the street between Blocks

F and G must be maintained for vehicular traffic and site access, although may be designed in a manner

to function as a pedestrian priority street, and 3) the final block of the path adjacent to the ICA is outside

of the Proponent’s control and unlikely to redesigned/reconstructed in a manner that supports the larger

conceit. If the objective is a substantial enhancement to the public realm, Harbor Way must function in a

manner that better relates to and enhances the existing open space network.

Alternative hinge points might also be considered. For example, a mid-block turn from the center of the UDP 03
L-block to Q Park and Boston Wharf Road would also redirect pedestrian movement. Another alternative

might be a more direct line parallel to Boston Wharf Road from Summer Street to Seaport Boulevard. The
Wormwood smokestack at Tower Point acts as a natural beacon and terminus to this pedestrian route.

The placement of a staircase directly alongside Boston Wharf Road alternative would be nearly identical yUpp 04
to the Summer Street staircase envisioned in the original PDA. This staircase was oriented to a small

open space (4,000 sf, including the stair), “Corner Plaza Square” at the southwest corner of L5,

cater-corner to the historic Fort Point buildings. This small, but important, plaza appears to have been

removed as part of the NPC, but the Proponent should study how it might be reinstated.

We do recognize the latent appeal of a signature promenade that prioritizes pedestrians, and the implicit
desire to make an area that has been long dominated by vehicular infrastructure friendlier to pedestrians
and cyclists. That said, Harbor Way, while a promising pedestrian link, is not fundamentally public open
space in the way that the original plan intended. Harbor Square—the centerpiece of the L-blocks and of
Harbor Way—does not resemble the 1.28 acre passive neighborhood green space surrounded by
residential buildings. Instead, Harbor Way has become more akin to an outdoor pedestrian plaza whose
relationship to the parallel streets (Boston Wharf Road and East Service Road) is somewhat at odds. The
activation of Harbor Square and other open spaces strung along Harbor Way appears to rely primarily on
retail. Retail uses were always envisioned for the Seaport, but lining the perimeter of the buildings rather
than their interior core. Without sufficient activation on the perimeter of the L blocks in particular, there is
concern about the impacts to the vitality of surrounding streets.

There are related concerns about the real or perceived privatization of open space, particularly Harbor
Square, given the change in building perimeter uses. Seaport Square’s original plan conceived the L 3-6
blocks as residential. Residential uses in those blocks are greatly diminished in the NPC. The balance of
use on those blocks is overwhelmingly office (over 1 million square feet), which will inevitably impact the
character of Harbor Square. The underlying logic of the original green space was that it would serve a
larger catchbasin of residents throughout the Seaport, both in and outside of the bounds of the L3-6
blocks. For example, the residents of the adjacent M blocks (nearly 900,000 sf of residential) and 399
Congress Street would certainly welcome and expect to use a green, park-like space. How can Harbor
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Square be designed with this intent in mind? While the special events and programming described in the

NPC are exciting and will certainly help to animate the district, the primary concern for the design of

Harbor Square ought to be in service to the daily rhythms of both residents and office workers to ensure  UDP 05
its longevity.

And while some of these issues may be addressed through design, the perceived privatization of Harbor

Square may be exacerbated by the scale of the entrances on each side of the larger L-block. The sizing UDP 06
of Harbor Way is primarily a function of the desire to maximize the size of the building podia on the

L-blocks and to mimic the scale of the passage between L1 and L2. Nevertheless, are there specific cues

that can be deployed at the mid-block entrances to Harbor Square to signal greater public access? Are

there strategies to diminish the size of one of the podia to create a grander entrance into Harbor Square?

The Proponent should explore this, along with alternatives for the scale, shape, character, and possible

relocation of Harbor Square. The Proponent should also provide detailed plan and section drawings of UDP 07
Harbor Way and of Harbor Square at episodic moments. The vignettes in the NPC, while illustrative, do

not capture the spatial character of the square as the context is absent. The intermediate scale of Harbor

Square and Harbor Way spaces are tricky, and must be carefully calibrated to work with the buildings that
surround them.

Clarification is also needed on how bikes interface with Harbor Way and Harbor Square. This is discussed UDP 08
in more detail in the Transportation comments, but it is relevant as the project team continues to refine

their design of Harbor Way. The primary bike paths are likely to be on the adjacent streets as per the

City’s Bike Network Plan, while Harbor Way will likely function more as a destination for cyclists. While

bikes may be permitted, it is something that requires further study and coordination with appropriate City

agencies.

Lastly, though there will be some hierarchy of streets and paths, pedestrian porosity is paramount. The UDP 09
plan should encourage multiple paths to waterfront. Though a main desire line may connect Summer

Street to Harbor Square, the through-block plaza between L1 and L2, across Seaport Common, and

terminate at Fan Pier Public Green, there are several desire lines that can be traced from the same point

of origin but will inevitably have multiple paths that branch off in semi-predictable ways. (i.e., across East

Service Road, through the M-block across Seaport Boulevard, by the ICA, and out to the tip of Pier 4).

Summer Steps

The success of the “Summer Steps” is linked to the architecture of Blocks N and P, Harbor Way, and a

possible Summer Street terminus. Regardless, an accessible route (for persons with disabilities and for UDP 10
cyclists}—either embedded in the stairs (preferred) or in an adjacent building—must be provided, while

also providing an equal experience (views, procession, availability) for those using it. An alternate

strategy of pedestrian and bike bridge (e.g. Nichols Bridge in Chicago, connecting the Art Institute to

Millennium Park) could also be explored to mediate the grade transition from Summer Street to Harbor

Square, and potentially make for a unique bird’s-eye-view experience that people of all abilities and

modes might enjoy.

The terminus at Summer Street requires further study. The NPC envisions a “Cultural Corridor” from the ~ UDP 11
BCEC (perhaps accompanied by an unidentified cultural use at Blocks N or P) to the ICA via Harbor Way.

While the orientation of Harbor Way should be explored as described above, the idea of a cultural or civic

terminus at the southern end of the site could be compelling. The BCEC, though an important anchor for

the district, is not understood to be a major cultural use in the conventional sense. The BCEC primarily
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serves a visitor population, and has a schedule with robust peaks and valleys. The Proponent should
continue to explore whether a cultural anchor will be located at Block N or P, and if there are design,
streetscape, or architectural strategies that might also sighal an impactful moment of arrival at Summer
Street. Moreover, the parcels immediately surrounding the BCEC have and will continue to undergo
transformation. How will the Summer Steps relate to future conditions proposed on the blocks
surrounding the convention center?

As currently illustrated in the NPC, the Summer Steps have a run that uses approximately two-thirds to
three-quarters of the distance between Summer Street and Congress Street. This is a long run of stairs,
punctuated by periodic level landings with landscaping. How will these stairs function? And while the run  UDP 12
of stairs is long, the landing pad or stage/plaza at the street level appears narrow. Truncated by Congress
Street, there is little space at the base of the stairs for the type of active or passive programming that
might accompany an urban staircase of this scale. indeed, the Summer Steps may more naturally marry
with a space like Harbor Square. As a device, the staircase is desirable as it will provide a view corridor to
the water and way for pedestrians to comfortably and expeditiously negotiate the grade change. Similar to
the steps at Government Center adjacent to City Hall, it does provide a visual link to the water and public
spaces beyond, but is dissimilar in that it is not directly connected to a civic space of significant size (i.e.,
City Hall Plaza). The Proponent should continue to refine the scale, landscape, and overall design
strategy of the steps though detailed section and plan drawings.

it should also be noted that any enhanced pedestrian crossing at Congress Street should be designed to  UDP 13
be compatible with future Bus Rapid Transit (BRT), as Congress Street has long been identified as a

transit priority corridor, and a priority project in the recently-released Go Boston 2030.

Character of Streetscapes

Seaport Boulevard:

We commend the Proponent for their explicit aspiration to elevate the design of Seaport Boulevard and
other streetscapes in the the district. Seaport Boulevard, in particular, was planned and funded during a
chapter of Boston’s urban development history when there was little but surface parking in the area. A
critical look and retrofit of the Seaport's main east-west artery is welcome. BPDA Urban Design and
Planning, BTD, PWD, and Boston Bikes have been working closely in the past months to give feedback
and concrete direction on the design of Seaport Boulevard and medians given the near-term timetable for
construction. To summarize, we support enhanced pedestrian and protected bike accommodations,
improved landscaping and street trees, and midblock crossings co-located with possible median art
installations. The Proponent should also study the alignment of the building streetwall on Blocks F-G and UDP 14
the impacts on Seaport Boulevard. This will be discussed more under building massing, but the streetwall
alignment established in Blocks A-D should be pushed north at an increment that mirrors the alignment of
District Hall on Blocks F-G. This will create a moment of spatial expansion and enlarged streetscape
environment intended to complement Seaport Common. A slightly more generous sidewalk on the north
side of Seaport Boulevard will signatl arrival to the heart of the Seaport.

Autumn Lane:

Further definition on the character of Autumn Lane should be explored. Are there strategies for the design UDP 15
of Autumn Lane that can reinforce the desire line between Q Park/Sea Green to the M-Block courtyard?

The existing conditions for the L1-2 blocks have service and loading located on the north side of Autumn

Lane, but how might these be counterbalanced through a carefully designed south side of the street? A
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street that biases one side over another may be a possible solution, but there may be others. We look
forward to continuing to work with the Proponent as they consider the character of Autumn Lane.

Congress Street;
The Congress Street interface is an important design opportunity. A balance must be sought with the UDP 16

design of Congress Street as an important vehicular connection and likely future transit-priority corridor.
Here, the Proponent should take a multimodal approach that is inclusive, flexible, and supports the
current and—as best can be imagined—future mobility conditions.

To the west, new development will need to transition effectively from the scale and vintage of the Fort

Point buildings to the Seaport “proper.” To the east, the intersection of Congress and East Service Road UDP 17
(L5, the M block corner, and 399 Congress) will require further design thinking in coordination with

adjacent properties. There is an opportunity for these multiple developments to improve the experience of

these intersections, which the Proponent should study. Promoting pedestrian movement through and

along Congress Street must still be considered. We appreciate the strategic orientation of the side gaps

(the cross-grain to Harbor Way) between blocks L3-6, as they provide a view corridor and pedestrian

shortcut from the M-block bullnose to Q Park.

If and where the Summer Steps intersect with Congress Street, an enhanced crossing design will be UDP 18
necessary. As previously mentioned, Congress Street has been identified as a priority project for BRT
infrastructure. The Proponent should develop a design strategy at this intersection which acknowledges

the likely future condition. Rather than a 6 foot median, the Proponent should design a cross-section for

Congress Street that balances modes. Detailed section and plan drawings should be developed at this

moment, but also in tandem with a larger strategy for Congress Street.

Landscape Themes and Design

The idea of coordinating the tree species to highlight north-south and east-west connections is an
intriguing concept, but may be difficult to execute. A majority of the tree plantings proposed for Seaport
Square are already in place, and this organizational approach to species selection and location did not
govern prior planting. The Proponent may certainly pursue this approach in the remaining blocks;
however, to anticipate that it will be legible at a district level might not be possible.

Nevertheless, the BPDA likes the idea of using a landscape strategy to unify the public realm and park
spaces that have been and will be developed as a part of the overall Seaport Square project. As this is a
relatively new district and emerging neighborhood in the City, it could benefit greatly from an identity that
is grounded in its public spaces. The use of “glacial erratics” as that common landscape element,
however, is not an approach that is authentic to the geologic history of this area. Also, the concept shows
the “glacial erratics” somewnhat less erratic than would be represented in nature. They have been largely
channeled down the center of the proposed Harbor Way and the median of Seaport Boulevard, rather
than located in the odd and quirky locations that stimulate public interest. This is an area of the city that
has many layers of genuine history that can and should be employed in the public realm and the open UDP 19
spaces. We would encourage the Proponent to explore and implement a vision around one (or several) of
those layers as a way of bringing a unique identity to the Seaport District as a whole, as well as a way of
providing legible elements that are ‘of the place’ and that can become mechanisms for wayfinding through
the district and to the waterfront.
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The BPDA fully supports integrating public art on the major thoroughfares. There are many neighboring
entities - the Fort Point artist community, the ICA, etc. - which could be a very rich source of ideas and
artwork, and we would encourage the Proponent to develop partnerships with the community, wherever
possible. As the concept evolves for the incorporation of artwork in the the district landscape, the
Proponent should engage Boston Art Commission (BAC) staff, as early as possible, to become familiar
with the BAC approvals process, and the expectations and milestones typically associated with the BAC's
consideration of public artwork within the public realm.

Building Massing, Architecture, and Use Mix

The addition of over a million square feet will have significant reverberations to the unbuilt Seaport Square

blocks. Considerable changes are being proposed in the NPC to the scale, shape, and use of essentially all the
remaining parcels (with the exception of Block D). These will be addressed on a block-by-block basis below. To

help the BPDA, other City staff, and the public understand these changes, the Proponent should prepare a UDP 20
table, plan, and preferably 3D diagram that illustrates building size/massing, highlighting, where applicable,

when there has been an increase in GSF and where there has been a change in land use.

L Blocks:

As proposed in the NPC, the L.3-6 blocks have been converted from primarily residential to office use and have

nearly doubled in density from 1.1 million GSF to just over 2 million GSF. Providing light and air to the interior of

these blocks (i.e., Harbor Square) presents a challenge, particularly as all of these blocks rely on a multi-story

retail podium with an office (typical) or residential tower above. These retail podia - similar to what is under

construction on Blocks B and C - are all of similar height, creating a new intermediate datum line. The UDP 21
Proponent shouid study the shaping and expression of the podia on these and other blocks with the objective

of bringing some hierarchy to the spaces between buildings, and avoiding the repetition of podia height that

might evoke the uniformity of top of building heights in the district established by the FAA guidelines.

The Proponent is aware of the challenges inherent to increasing density on the L-blocks, and has

identified a preliminary concept to help give spatial definition and ameliorate shadow impacts. The

strategy of using the perimeter L blocks to help shape Harbor Square is compeliing and the BPDA looks

forward to future conversations as that spatial idea evolves. Nevertheless, the resuitant shape of L-blocks ypp 22
must be considered from both inside the courtyard and from the surrounding streets. From the adjacent

streets, the buildings are blocky, but appear more dynamic from inside Harbor Way or Harbor Square. As

the design progresses, the shaping of the L3-8 blocks should be bi-directional, particularly in respect to

the podia, in order to be more responsive to the surrounding context and signal that the interior spaces

(i.e., Harbor Square) are part of the public realm.

F Block:

The F block as proposed in the NPC is something new entirely. The original Seaport Square plan

envisioned a diminutive “pavilion in the park.” Seaport Common, per the 2010 PDA, was to extend all the

way to the edge of the street opposite the G block, providing a large, public open space for the

neighborhood. Over time, the shape and scale of F block has morphed from a small pavilion (~10,000 sf)

to a larger retail building to what is now being proposed in the NPC: a multi-story office and retail building

with an additional 100,000 GSF that may or may not relate to the adjacent park. The Proponent has not

presented a clear and compelling idea of what uses would warrant the loss of what was envisioned as key

open space, which continues to be the preferred use. We ask that this preference be strongly addressed UDP 23
in your response.
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Regardless, the undeveloped portion of the F block cannot be considered without acknowledging the

history and future of District Hall. The Proponent must study and make clear the future of District Hall and UDP 24
how any design of the undeveloped portion this site would relate or impact both the physical structure and

uses inherent to District Hall. District Hall, while intended to be a temporary building, has become a

beloved fixture for the area, in part due to its smaller scale.

That said, any future design of the F block should look to maintain the streetwall established by the

current District Hall. Though a comparatively minor shift in the streetwall established by the blocks to the

west (A-D), a slight setback will provide more breathing room to the sidewalk space immediately adjacent

to Seaport Common and will create a moment of spatial expansion as one arrives at the heart of the

Seaport.

G Block:

Similar to the above, the Proponent should study pushing back the building footprint for G block to align UDP 25
with the streetwall established by District Hall for the above reasons. In addition, a new streetwall

alignment will also relate to the chamfered front facade of Pier 4 (Phase 1). While this chamfer resuited

from the need to avoid the underground KV line, the effect has produced a terraced plaza and landscape

oriented to Seaport Boulevard. Though the Proponent now wishes to relocate the KV line on the G block,

the context that will be inherited - District Hall to the west and Pier 4 to the east - should be reflected in

the siting and streetwall for this parcel. The overall effect of a new streetwall alignment on Blocks F-G will

be a more generous sidewalk, plaza, and potential public amenity zone that will provide enhanced

physical and visual connections between Seaport Common and the Harbor Way.

Biock G, as now described in the NPC, will be the single largest residential building in Seaport Square
and the second largest building overall. As such, it will be important to consider the building’s massing,
orientation, and design. The NPC states that ~580,000 sf of residential use will be located on this site; it is
unclear how that density can be achieved on a block similar in size to Blocks B and C. Combined, those
blocks have a total of 750,000 sf of residential use and around 200,000 sf of retail. More specificity is
needed on how that block will accommodate the proposed density.

In the prior plan, Block G had a shape that was derivative of the underground KV line, needing to maintain

an easement to access that underground utility. With that constraint gone, the Proponent is liberated to

consider alternative configurations on that block. Given the size of this residential building, we encourage UDP 26
the Proponent to seek bold architectural solutions. We also note that the building’s roof plan (an L-shaped
residential bar building) seems to suggest a podium-level amenity courtyard with an orientation to Fan

Pier Park. As further consideration is given to the F block open space and character of North Harbor

Drive, we expect that there will be impacts to Block G.

N and P Blocks:

Blocks N and P will serve an important function as multi-directional gateway parcels; 1) they will frame the

proposed Summer Steps from atop Summer Street, 2) they will act as a terminus to Harbor Way, where

more of their facades may be potentially visible (looking south from the proposed Harbor Way), and 3)

they will be visible looking east from Congress Street, marking a transition from Fort Point. This last point UDP 27
should be a significant consideration as the buildings undergo further design refinement.

These two blocks have been understood and often discussed as a pair. With the addition of the Summer

Steps, they are now functioning as two webbed fingers with a physical link between them. How they

interact with the Summer Steps and to each other is an important question for further study. If there are UDP 28
cultural uses located inside one or both of the blocks, what are the resultant impacts?
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One of the opportunity-challenges for these blocks is the significant grade change and possible two street
addresses. Which will be their primary entrance (Summer or Congress) or will it be use-dependent? As UDP 29
shown in the NPC, the blocks appear to share a massing vocabuiary similar to what is shown in the

L-blocks. Though these blocks may function as part of a larger family of buildings which include L3-8, the
Proponent should consider how the Summer Street facades of those blocks relate to both the existing and
proposed buildings along Summer Street. We support the Proponent's decision to exercise their air rights

option for Block P, as the gap in the streetwall on the north side of Summer Street will be filled in. We ask

that, as part of this exercise, some study be given to the feasibility of connecting through to the 399

Congress Street Project as an alternative means of additional public or quasi-public connections between

Summer and Congress streets.

Retail and Signage

The Proponent must continue to refine and expand upon their signage strategy and guidelines for all UDP 30
single and, in particular, multi-story retail. The podia on the L blocks may have multi-story retail similar to

Blocks B, C, and the M blocks, and it is critical that signage be considered in concert with the architecture

of those buildings. Early discussions with BPDA staff regarding size, placement, and orientation of

signage are recommended given the large allocation of retail space. Furthermore, the distribution of retail

space should be evaluated in the context of cultural facilities in Seaport Square once there is greater

specificity on specific programming and locations.

Daylight, Wind, and Shadow

Please reference Katie Pedersen’s memo regarding environmental and sustainability criteria. A minor UDP 31
note pursuant to that memo’s last paragraphs is a suggestion that the Parcel D project (‘88 Seaport’)

submit preliminary individual LEED certifiability coincident with its planned BCDC process, or as soon as

possible, and aim for a status commensurate with that design.

Regarding the Daylight analysis, and understanding the limitations of the BRADA program, it would be

most helpful to do two things. First, to develop a block-by-block analysis that establishes not only point UDP 32
values for blocks but also, taken as a whole, begins to give a picture of the daylight criteria for the entire
neighborhood you are creating. One of the most significant attributes of Daylight analysis is that it can

establish a daylight criterion that is part of the character of a District, and significant edges of it. The

NPC's analysis begins this task and suggests a range; it would be helpful for future comparisons to

perform this study for all of the Seaport Square parcels. Second, please use the previously approved

massings for comparisons rather than existing conditions, so that we can reasonably assess the impacts

of the changes proposed in the NPC.

Regarding wind, it is clear that there are a number of improved areas, but there are also some key areas

in some of the public spaces that the Project team is proposing to create in the NPC that are worse, and

we ask that discrete mitigation suggestions be included in any revised submission. Of course, any

substantive massing modifications pursuant to responses to this document may warrant some additional

testing, and we would reserve the right to request same. Please provide a plan showing the overall UDP 33
study’s wind tunnel disk; the photos suggest that the entire study area is located off-center on the model,

and this seems unusual enough to ask why. The comparisons overali are made to existing conditions,

rather than the previously approved (as updated) massings, and we might also suggest that this would be

a more apt comparison, at a minimum placing the three conditions together for comparison (existing,

previous approval, current proposal).
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Open Space, Climate Change, and Waterfront Infrastructure
These comments are based on several of citywide opportunities established in the IB 2030 Waterfront
Vision particularly related to open space, public access networks, climate change and sea-level rise.

Goal I: Create new signature open spaces that leverage underutilized waterfront sites. Exciting new
spaces can become destinations for all Bostonians and visitors.

The Seaport Square Project was approved by the City of Boston in 2010 and its buildout is guided by
Planned Development Area (PDA) #78.

The Seaport Square project was approved with dedicated open space that took direction from the Seaport
Public Realm Plan and South Boston Waterfront Municipal Harbor Plan (MHP), including maintaining a lot
coverage of less than 65 percent, complementing open space and public access on adjacent properties,
expanding the sense of water inland, maintaining and promoting the physical, visual and functional
connections between the waterfront and area neighborhoods.

The MHP added greater guidelines on open space enhancements that were underscored by the
Secretary of Energy and Environmental Affair's decision. The decision was based on assembling open
space outside of Chapter 91 jurisdiction in the Seaport Square Development area adjacent to the Fan
Pier Public Green. The synergies between Seaport Square Green (Seaport Common) and Fan Pier
Public Green are intended to aggregate and locate large open spaces proximate to the MBTA
headhouse, ferry terminal, ICA and Harborwalk along Fan Pier cove.

The PDA initially required that Seaport Square Green (Seaport Common) be greater than 57,000 sf, or
1.3 acres, and Seaport Hill Green (Harbor Square) be greater than 55,000 sf, or 1.26 acres. These open
spaces in combination with Court House Square (14,500 sf) and Q Park (29,000 sf) were intended to
create an open space system and series of connections that fulfilled many of the planning objectives and
requirements of the Seaport Public Realm Plan and MHP. They also comprised a significant portion of the
8.6 acres of open space defined in PDA #78. Of the 37% open space required in PDA #78, 28% met the
definition of open space in Article 42E by excluding streets. The 28% amounts to about 6.5 acres of open
space with the four spaces noted above making up 3.56 acres. Well over half of the open space is in the
form of aggregated large parcels with the remaining 3 acres in the form of sidewalks and pedestrian
networks.

While the NPC proposes to maintain the 37% open space or 63% lot coverage, it suggests adding 0.5

acres of open space and thus brings the count up to 7 acres. While this is a modest increase in open

space, we note that the signature open spaces have been reduced, including the Seaport Square Green

(Seaport Common) by almost half as originally planned. in light of the increased density of the project, we UDP 34
suggest that the Proponent increase open space particularly for the largest two spaces, Seaport Square

Green (Seaport Common) and Seaport Hill Green (Harbor Square).

We also note that roadways including Seaport Boulevard and North Harbor Street are sketched as new
open space. While there are opportunities to improve these roadways with plantings and amenities for
bicyclists and pedestrians, they are also intended for vehicular circulation and access and thus do not
meet the Article 42E definition of open space.

Considerable efforts have been made by the Proponent to strengthen pedestrian connections through the
development and to the waterfront and to create improved linkages from the surrounding neighborhoods
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to Boston Harbor. However, the reduction of true open space, particularly areas for large gatherings and
multiple programs, disregards the many layers of planning and public input for the quickly emerging
district.

In addition, the nature of the open spaces anticipated in the NPC are largely in service to adjacent retail
uses, as opposed to the evolving residential neighborhood, which will be comprised of thousands of new
residents who will likely require legitimate parks and playgrounds that are are purely recreational.

Goal ll: Form networks of connected open spaces and cultural destinations. Legible pedestrian
connections between existing open spaces and cultural facilities can yield a whole network that is greater
than the sum of its parts. This is an especially relevant opportunity in highly-developed areas of the city
where space for new open space is extremely limited.

We applaud the Proponent’s improvements to the sense of place and experience within the project area
through landscape, well-placed public facilities, and areas for events and programming. The plan also
enhances view corridors and connections. As discussed, we believe the Proponent is missing an UDP 35
incredible opportunity to connect Harbor Way to Seaport Common, Fan Pier Public Green and the public
facilities located along Fan Pier Cove. Also, we note that Seaport Square, Fan Pier and Pier 4 are
providing over 360,000 square feet of various forms of civic and cultural space, including Seaport
Square’s requirement for approximately 235,000 square feet. The South Boston waterfront benefits from
the cultural anchors of the Institute of Contemporary Art, the Fort Point Arts Community, the Boston
Children’s Museum, Boston Tea Party Ships and Museum, Artists for Humanity, Boston Community Boat
Building and the recently opened Society of Arts and Crafts. How do these facilities relate to the
pedestrian and open space network of the proposed in the project change? Are there opportunities to
develop a more deliberate program of open space, cultural programming and public access through the
district?

Goal lll: Expand the diversity of experiences along stretches of the waterfront. A greater variety of
experiences along particular stretches of the waterfront, including natural areas, active and passive
recreation, dining, living, and working, can make the waterfront more interesting and attractive to a wide
range of people.

Again, we applaud the proponent’s improvements to the sense of place and experience of the public

within the project area, however there’s no emphasis or plan to have the open spaces act on their own as
destinations to the district and waterfront. Variety of experiences should include well designed and

programmed open space not just spaces incidental to adjacent retail and restaurants. New open space  UDP 36
should emphasize access and views to the waterfront and offer opportunities for diverse landscape

design and a balance of passive and active recreation.

Goal IV_Expand connections between neighborhoods and the waterfront. Improved pedestrian,
bicycle, and ferry connections between neighborhoods and the water’s edge can increase the
waterfront’s value as a public resource for all.

We are encouraged by the Proponent’s thoughtful attention to improvements to the pedestrian and
bicycle network. The project’s cycle track along Boston Wharf Road will act a critical link in the South Bay
Harbor Trail that will connect along the Fort Point Channel, through the Fort Point Parks to West Service
Road/ Boston Wharf Road. The Harbor Trail will add another form of activation to Seaport Square Green
leading to Fan Pier Green and opportunities for cross-harbor bike access to the East Boston Greenway.
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The proponents should provide more details on the project’s nexus with the South Bay Harbor Trail UDP 37
including integration of wayfinding signage and other networks, Harborwalk, Rose Kennedy Greenway,
etc.

In addition to bike access, the project will benefit from investments in water transportation both as a
method of commuting but also access to the harbor-wide open space network. There are several
planning and feasibility efforts underway related to scheduled water transportation in Boston Harbor. The
MCCA is developing a business plan for ferry service between Fan Pier and Lovejoy Wharf at North
Station. The business plan will recommend the number and size of vessels for a new service. The plan
will also address fares and needed service subsidies. MassDOT in partnership with Boston Harbor Now,
are looking at similar logistics but on regional level for inner and outer harbor service to waterfront
communities to the north and south of Boston.

Seaport Square benefits from its proximity to the Fan Pier ferry terminal and planned and designed

terminal in between Word Trade Center and Fish Pier. The proponent should include investments in UDP 38
water transportation either through subsidies or infrastructure investments including docks and new ferry
acquisitions.

Goal V_ Apply new, sustainable models for the creation and maintenance of public waterfront
areas. Innovative models that, for example, leverage the value generated by private development, or
employ public-private partnerships to create, operate, maintain, or program parks can ensure the
long-term quality and sustainability of public areas.

We are interested in the details of how the open space and other pedestrian areas will be maintained in  UDP 39
the entire project area. What are the conditions for daily maintenance and long term maintenance? As

the neighborhood evolves throughout the decades, what provisions are in place to rethink and redesign

open space. What are the opportunities for collaboration with other adjacent open space in private

developments for integrated design and long-term investments, particularly as the climate changes with

risk of flooding, drought, extreme precipitation and hotter days?

Climate Change and Waterfront Infrastructure

The development planned through the NPC provides a unique opportunity to integrate resilient design at
the building and district scale and establish Seaport Square as climate resilient district. Resiliency
measures implemented as Seaport Square is built out can assist in preventing and limiting impacts from
climate hazards, ensuring building occupant safety, continuity of building tenant business operations and
improved building service life and value.

The City of Boston's Climate Ready Boston: Final Report (the “Report”) functions as Boston’s strategic
plan for assessing hazards associated with climate change and identifies the South Boston Waterfront as
the most exposed community to future inundation from coastal storms and sea level rise primarily due to
its low-lying elevation. Based upon the reports vuinerability analysis, South Boston will have almost half
the city's expected building losses in the near term, and the largest real estate market value exposed to
inundation by the end of the century.

Three time parameters are outlined in the Report which relate to anticipated ranges of levels of sea level
rise, based upon emissions scenarios established by the Intergovernmental Panel on Climate Change.
The Report references 9” of sea-level-rise by 2030, 21" by 2050, which are very likely under all emissions
scenarios, and 36" after 2070 which is highly probable under future intermediate to high emissions levels.
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Under the 2030 and 2050 scenarios portions of Seaport Square will be susceptible to high-probability

coastal flood events (10% annual chance event), and under the 2070 projections the project area will be
chronically inundated as part of the monthly high-tide cycle. It should be noted the referenced future

sea-level-rise measures are not worst-case conditions, rather likely ranges of sea level rise before 2100,

and more severe sea level rise conditions should be assessed. Inland flooding is also a concern with

anticipated heavier precipitations events. Project landscaping and stormwater infrastructure should UDP 40
assess potential impacts from the 10-year 24-hour design storm event.

Due to the susceptibility of the South Boston Waterfront to future coastal inundation, resiliency planning

for Seaport Square is imperative to protecting new development and the health and safety of those who

will work and live in the area. An analysis and discussion of vulnerabilities of the site to the potential

effects associated with climate change including sea level rise, increases in heavy precipitation events UDP 41
and extreme heat should be assessed utilizing the above time parameters and findings in the Report as a
baseline. The Proponent should evaluate how the project may be directly or indirectly impacted by future

climate hazards and indicate how the project structures, critical facilities and public realm will be designed

to mitigate impacts. Although the Notice of Project Change references a project life of 50 years, the

project buildings and infrastructure should anticipate a useful life through 2100 and consider the level of
acceptable risk to that time parameter.

The Proponent should review opportunities to incorporate adaptation and flood prevention measures UDP 42
which would protect the project site, surrounding developments and more inland areas that are
susceptible to coastal flooding under future sea level rise scenarios. As much of the South Boston
Waterfront is at an elevation that makes the whole district vulnerable, district scale mitigation options will
be critical to address flood entry points around the entire edge of the district. Recently the Boston
Environment Department in partnership with the BPDA issued an RFP for consultant support for the
development of climate preparedness policy and design strategies for the South Boston Waterfront
district. The RFP is intended to advance climate adaptation analysis and action through the development
of district-level strategies and increased local community and stakeholder engagement. As part of the
project the City will convene a stakeholder advisory committee and we anticipate the project Proponent’s
participation in the committee as well as cooperation with the selected consultant team in their review of
existing conditions in the district and current design plans for Seaport Square. The Proponent should also
maintain a level of flexibility that will facilitate the incorporation of design and zoning recommendations
that result from the process.

Some design options the Proponent should begin to evaluate as adaptation measures to minimize and UDP 43
mitigate impacts include raising the elevation of Seaport Boulevard, public ways, plazas and related

utilities. The Proponent should review options for designing flexibility into new buildings and public realim UDP 44
infrastructure to accommodate future changes in extent of climate hazards, such as allowing greater floor

to ceiling height on ground floors to allow for additional ground floor elevation, or designing the second

floor as a possible, future first floor to accommodate potential increases in area grade elevation. Open

space resources, tree canopy and building materials should also be evaluated and discussed in relation

to mitigating heat island effect and managing extreme precipitation events and stormwater. Given the UDP 45
scope and scale of development proposed, the Proponent should review opportunities for smart street
infrastructure and the benefits of district energy solutions such as micro grids and combined heat and

power systems for improved energy efficiency, cost savings and reliability during hazard events and

interruptions in service from larger grid outages.
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The following is excerpted from the BCDC minutes of March 7, 2017. Copies of informal staff notes taken
during the Design Committee discussions of April 18 and May 9 can be provided upon request.

PM was recused from the next item and left, appointing DH to serve as temporary Chair. The next item
was a presentation of the Seaport Square Notice of Project Change. Yanni Tsipis (YT) of WS
Development introduced his associates Dick Marks, Sally Butler, and Amy Prang, as well as James
Corner (JC) of JCFO and Nader Tehrani (NT) of NADAAA. YT: We should say a word about WS. We've
been the retail partner, working on creating retail spaces where people want to be. The previous master
plan was approved in 2010 - we've been a partner since 2007 - and has just begun to bear fruit. We
purchased the interest from our partner just about a year ago (shows a diagram), and with that purchased
control and care of the public realm. The Shake Shack was the first retail opening, last summer. The
best experience, the best time, is when open spaces are activated (shows examples). This is how you
create a great space that people love to come to; it's in our DNA as a company. A lot of great spaces
have been created, like Q Park. (Notes and lists some of the critiques. Shows a diagram of the
remaining parcels.) We're about halfway there - we've taken a pause. Rather than a master planning
firm, we've hired a team of consultants. We feel that synergistic collaboration would have a richer result.
We're working on buildings and the public realm; there's no architecture here.

JC: It's a great pleasure to meet you, and to work with WS. We're doing placemaking, rather than
diagrams. A storytelling exercise. We're working with Nader on Urban Design and Architecture, and
Sasaki on larger urban planning issues. (Shows connections, east to west, and then to the Harbor.
Shows historic photos, and connection diagrams.) The emphasis is on how to get to the Harbor, to
leverage the assets of the district. (Shows a series of diagrams.) Other parks and connections allow
Harbor Way to be different. (Shows the site plan overall, noting Harbor Way, and the edges of the upper
L block.) New England history, the coast - pebbles on many beaches come from very different locations.
There are many, throughout Boston, on beaches. Wood, and trees, in New England. A boardwalk, with
pebbles and erratics, in an allee. This is a master plan intent, not yet a design. I'm showing a story of
intent. The buildings too will be shaped, form a rhythm, opening up, closing. We start with a stone floor,
add a boardwalk component, scatter on the boardwalk the pebbles - some boulders, some artifacts, some
art. The allee of frees is an overlay, not species specific, but gold north/south, and red east/west. A
simple, powerful vocabulary. It's a 24-foot drop from Summer to Congress, with an event plaza at the
bottom of the seating/stairs. (Shows a view looking toward the stairs; shows stair precedents, noting how
they can be seasonally programmed. A view north, into the square, narrow, then opening.) The space
inside would be dynamic. The view is very preliminary, with a range of programming ideas (shows
seasonal series, shows a view in that space). A boulder, driftwood, maybe ice skating, more. Parcels L1
and L2 already have paving; we want to continue the vocabulary. (Shows a view of that - different than
L1 L2 have - and continuing to parcels F/G.) Harbor Way will not be a retail mall, but an authentic part of
the neighborhood. Rather than one big cultural facility, we are splintering that into a series...we will
explore that. The larger connections...(shows diagrams again). A playful, informal character. (Shows a
sidewalk diagram, a cross section, views. Shows a mid-block crosswalk, and a view down Seaport
Boulevard. Then a birds’-eye view of the whole, down Harbor Way.)

NT: It's important to note the relationship with the context. A simple line needs to be made up of
episodes. A series of spatial volumes for occupation, as a way also to create building masses. Wedging
open a space, and aiming to destinations. This is a figurative exercise, larger than the sum of its parts.
Hugh Ferris terraced for light and air. Here, we are not making objects, but shaping the space. The
base, mid-blocks, top - are part of the formal way of thinking about the buildings. The base - and uses,



with sizes. Strata: base, middle, top. At the base the space is intimate, defined by the relationship to
shops. As you move up, the space becomes larger, and extends further. (Shows precedents of
comparable spaces, overlaid, with familiar scales.) We are carving the space, giving you direct sun for
long hours, 10:15 to 3:30. (View from an upper terrace.) The idea of the volume of the space that brings
it all together. (Gives some stats - i.e. 8.8 acres of open space; 2.5 linear miles of active frontage.)

DH: Can we understand the differences? YT: It's very similar, a slight uptick, and +1 FAR. DC asked
about the loss of vehicular connection. YT explained that it was not needed, and showed the prior plan,
and some views. DH: We will have to understand the transportation, including loading, parking, etc. KS: |
want to understand what you’re proposing in the context of the other streets. You don’t have waterfront.
All that is boring. It seems to me, that this all leads to something you don't control. How do you make
those last two blocks? You need to do something at parcels F/G. Open the crevasse, it's a canyon
effect. A second thing - the pictures. You don't seem to have an allee; it seems disrupted. Which one is
it? The square, the forest. The sight lines, | don’t understand yet. It's great work, and great thinking - the
question is, what do you do with it? DC: When we discussed L1 and L2, when you step off, what do you
see? DH: What are we looking at? DAC: The Seaport Square Project is a Project and a PDA. We
approved the overall plan, and have been looking at each Parcel as it moves forward. But this NPC is
opening back up the book of the whole, so to speak. Once again looking at the larger pian, and not
individual parcels.

AL: 1 find the armature very compelling, and the story, but obviously it doesn't need to be exactly as
shown. There’s a clear idea for organizing things along the way. Opening to the sky, the steps, and other
episodes. The biggest deparfure is on parcels L3-L6, where there were linear residential blocks. One of
the problems of the earlier plan was the FAA limit; how to make buildings good, twisting and turning. |
worry that the block shape and size driven by commercial floorplates will make it harder to encourage
housing. Commercial - when it's done at night, it's done. The bases - can some be designated
residential, others commercial? As presented now, it's an uphill challenge. l.e., what if one of those
blocks were divided in two. You've talked about layering vertically. You've talked about challenges, and
the ideas are beautiful. But take a step back.... KS: As | was coming over, | walked by the ellipse
building.... How could this possibly benefit the adjacent streets? The Seaport has become so relentless,
people have maxed out. You want additional light and air on those streets. AL: | went to King’s Cross. It
began around a public placemaking idea. Each site different, each contributing, all exciting, and | don’t
remember seeing any [building] with this big a footprint. The spaces were shaped, informal. So the
[modularity] - what is the piece you're designing?

DH: 1 agree with the comments. There are a couple of distinct topics. The traffic and parking, we noted -
ideas from BTD or your consultant. You have a fantastic team. Exciting, aspiring, very beautiful ideas
about landscaping and placemaking. | would like to understand how this impacts parcels D and G. Fis
small...if there’s a way of understanding that interface. The FAR increase and massing strategy - how
that's enshrined. | share Andrea’s concerns. Deneen’s comments are more granular: how does this
interface with what's been done? The Seaport Boulevard ideas could be interesting. A model would be
helpful to see. The idea of a single cultural institution, vs. a variety - | want to understand that there’s air
there. That's a major public [contribution]. AL: | want to understand the difference between the square
footage then and now. Sustain a mix of uses - that's what will make the groundscape go. DH: The
residential district began with an office...that's not necessarily what was intended. YT: | like your themed
idea. With that, and hearing no public comment, the Seaport Square NPC was sent to Design
Committee.














































































































































































































































































BPDA URBAN DESIGN/PLANNING

UDP 01

UDP 02

UDP 03

UDP 04

The primary concept of the Harbor Way is that it provides a direct linear connection
and view corridor to the water. This concept was true both in the original PDA and
in some thinking in the original Seaport Public Realm Plan. In the existing PDA,
one also traversed generous open spaces on the upper L blocks and Parcel F along
this path, sometimes shared with vehicles, sometimes not. While we understand
the appeal of a simpler manifestation of this axial connection to the water, an
alternative scheme should be developed that works in concert with the existing
context, a context which has an already-constructed network of open space and
amenities slightly off-of-center.

The network of open spaces included in the Project as a whole is discussed in
Section 1.2.1.1.

One natural hinge point is at Seaport Boulevard, where pedestrian movement
should be oriented to Seaport Common (at Block F) and Fan Pier Park. This is
preferable as 1) an expansive public park with waterfront transportation situated
directly on the harbor is the natural terminus of a signature pedestrian link to the
water, 2) the street between Blocks F and G must be maintained for vehicular traffic
and site access, although may be designed in a manner to function as a pedestrian
priority street, and 3) the final block of the path adjacent to the ICA is outside of the
Proponent’s control and unlikely to redesigned/reconstructed in a manner that
supports the larger conceit. If the objective is a substantial enhancement to the
public realm, Harbor Way must function in a manner that better relates to and
enhances the existing open space network.

The Proponent’s proposed creation of the BPDA-requested hinge point at Seaport
Boulevard is discussed in Sections 1.2.1.5 and 3.1.1.

Alternative hinge points might also be considered. For example, a mid-block turn
from the center of the L-block to Q Park and Boston Wharf Road would also redirect
pedestrian movement. Another alternative route might be a more direct line
parallel to Boston Wharf Road from Summer Street to Seaport Boulevard. The
Wormwood smokestack at Tower Point acts as a natural beacon and terminus to this
pedestrian route.

The “hinge point” will be introduced at the northern side of Seaport Boulevard as
discussed in Sections 1.2.1.5 and 3.1.1.

The placement of a staircase directly alongside Boston Wharf Road alternative
would be nearly identical to the Summer Street staircase envisioned in the original
PDA. This staircase was oriented to a small open space (4,000 sf, including the
stair), “Corner Plaza Square” at the southwest corner of L5, cater-corner to the
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UDP 06

historic Fort Point buildings. This small, but important, plaza appears to have been
removed as part of the NPC, but the Proponent should study how it might be
reinstated.

See Section 3.2.2. It should be noted this plaza has been relocated and improved
by the creation of a public performance plaza at the base of the Summer Street Steps
that was located under a vehicular roadway bridge in the 2010 Project and that now
comprises approximately 6,000 sf of public open space, excluding the Summer
Street Steps. The Summer Street Steps itself provides additional public open space
not present in the 2010 Project comprising an additional approximately 6,500 sf of
public space in the NPC Project, creating a total public open space on Blocks N and
P of over 12,500 sf in a combined and contiguous manner, well over the amount of
public open space contemplated in this area in the 2010 Project.

There are related concerns about the real or perceived privatization of open space,
particularly Harbor Square, given the change in building perimeter uses. Seaport
Square’s original plan conceived the L3-6 blocks as residential. Residential uses in
those blocks are greatly diminished in the NPC. The balance of use on those blocks
is overwhelmingly office (over 1 million square feet), which will inevitably impact
the character of Harbor Square... For example, the residents of the adjacent M
blocks (nearly 900,000 sf of residential) and 399 Congress Street would certainly
welcome and expect to use a green, park-like space. How can Harbor Square be
designed with this intent in mind? While the special events and programming
described in the NPC are exciting and will certainly help to animate the district, the
primary concern for the design of Harbor Square ought to be in service to the daily
rhythms of both residents and office workers to ensure its longevity.

As described in Section 3.1.4, Harbor Way is designed to be public, inviting and
welcoming and to offer something for everyone — recreational opportunities,
gardens, performance venues, children’s play, food, shopping, lounging and sitting,
taking in the views, enjoying art, learning about history, etc. As an energetic and
pedestrian-oriented spine with a central park space, it encapsulates the full
aspiration of the Seaport innovation district as a beautiful and dynamic place to live,
work, shop, make, enjoy and visit throughout the year.

Are there specific cues that can be deployed at the mid-block entrances to Harbor
Square to signal greater public access? Are there strategies to diminish the size of
one of the podia to create a grander entrance into Harbor Square? The Proponent
should explore this, along with alternatives for the scale, shape, character, and
possible relocation of Harbor Square.

As described in Section 3.1.6, Harbor Square park, Harbor Way, and Harbor Lanes
have been refined to increase the aggregate amount of public realm on Blocks L3-L6
Blocks to over 1.50 acres, while maintaining the central idea of the “urban room.”
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Significant adjustments to the massing of the podia of the buildings surrounding
Harbor Square park have been made to emphasize the pedestrian entrances to
Harbor Square park by significantly widening all of these openings and also by
stepping down the podia at pedestrian entrances to underscore the pedestrian scale
of these public spaces.

The Proponent should also provide detailed plan and section drawings of Harbor
Way and of Harbor Square at episodic moments. The vignettes in the NPC, while
illustrative, do not capture the spatial character of the square as the context is
absent.

Moments along Harbor Way are described in Section 3.1.4 and presented in
Figure 3-7.

Clarification is also needed on how bikes interface with Harbor Way and Harbor
Square. This is discussed in more detail in the Transportation comments, but it is
relevant as the project team continues to refine their design of Harbor Way. The
primary bike paths are likely to be on the adjacent streets for cyclists. While bikes
may be permitted, it is something that requires further study and coordination with
appropriate City agencies.

Bicycle accommodations are addressed in Sections 2.1.7.

Lastly, though there will be some hierarchy of streets and paths, pedestrian porosity
is paramount. The plan should encourage multiple paths to waterfront. Though a
main desire line may connect Summer Street to Harbor Square, the through-block
plaza between L1 and L2, across Seaport Common, and terminate at Fan Pier Public
Green, there are several desire lines that can be traced from the same point of origin
but will inevitably have multiple paths that branch off in semi-predictable ways (i.e.
across East Service Road, through the M-block across Seaport Boulevard, by the
ICA, and out to the tip of Pier 4).

Paths to the waterfront are described in Section 3.1.

The success of the “Summer Steps” is linked to the architecture of Blocks N and P,
Harbor Way, and a possible Summer Street terminus. Regardless, an accessible
route (for persons with disabilities and for cyclists) — either embedded in the stairs
(preferred) or in an adjacent building — must be provided, while also provided an
equal experience (views, procession, availability) for those using it. An alternate
strategy of pedestrian and bike bridge (e.g. Nichols Bridge in Chicago, connecting
the Art Institute to Millennium Park) could also be explored to meditate the grade
transition from Summer Street to Harbor Square, and potentially make for a unique
bird’s-eye-view experience that people of all abilities and modes might enjoy.
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The design and accessibility of the Summer Street Steps is discussed in Sections
1.2.3.2 and 3.2.

The terminus at Summer Street requires further study. The NPC envisions a
“Cultural Corridor” from the BCEC (perhaps accompanied by an unidentified
cultural use at Blocks N or P) to the ICA via Harbor Way... The Proponent should
continue to explore whether a cultural anchor will be located at Block N or P, and if
there are design, streetscape, or architectural strategies that might also signal an
impactful moment of arrival at Summer Street. Moreover, the parcels immediately
surrounding the BCEC have and will continue to undergo transformation. How will
the Summer Steps relate to future conditions proposed on the blocks surrounding
the convention center?

The vision of the Summer Street Steps is discussed in Section 3.2.2. The relation
between the Summer Street Steps and the proposed Seaport Performing Arts Center
is discussed throughout this submission.

As currently illustrated in the NPC, the Summer Steps have a run that uses
approximately two-thirds to three-quarters of the distance between Summer Street
and Congress Street. This is a long run of stairs, punctuated by periodic level
landings with landscaping. How will these stairs function? And while the run of
stairs is long, the landing pad or stage/plaza at the street level appears narrow... The
Proponent should continue to refine the scale, landscape, and overall design
strategy of the steps through detailed section and plan drawings.

The vision of the Summer Street Steps is discussed in Section 3.2.2. Further
refinements will be made as Blocks N and P are designed in greater detail.

It should also be noted that any enhanced pedestrian crossing at Congress Street
should be designed to be compatible with future Bus Rapid Transit (BRT), as
Congress Street has long been identified as a transit priority corridor, and a priority
project in the recently-released Go Boston 2030.

The Proponent will work with appropriate public agencies (MassDOT, BTD, etc.) to
modify the pedestrian crossing of Congress Street when BRT is implemented.

The Proponent should also study the alignment of the building streetwall on Blocks
F-G and the impacts on Seaport Boulevard. This will be discussed more under
building massing, but the streetwall alignment established in Blocks A-D should be
pushed north at an increment that mirrors the alignment of District Hall on Blocks F-
G. This will create a moment of spatial expansion and enlarged streetscape
environment intended to complement Seaport Common. A slightly more generous
sidewalk on the north side of Seaport Boulevard will signal arrival to the heart of the
Seaport.
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Section 3.5 addresses Building, Massing and Architecture. Specifically, Section
3.5.2 addresses revisions proposed to Block F. Please also see Figures 3-37 through
3-41.

Further definition on the character of Autumn Lane should be explored. Are there
strategies for the design of Autumn Lane that can reinforce the desire between Q
Park/Sea Green to the M-Block courtyard? The existing conditions for the L1-2
blocks have service and loading located on the north side of Autumn Lane, but how
might these be counterbalanced through a carefully designed south side of the
street? A street that biases one side over another may be a possible solution, but
there may be others.

Design strategies for Autumn Lane are described in Section 3.3.3.

The Congress Street interface is an important design opportunity. A balance must
be sought with the design of Congress Street as an important vehicular connection
and likely future transit-priority corridor. Here, the Proponent should take a
multimodal approach that is inclusive, flexible, and supports the current and-as best
can be imagined-future mobility conditions.

The Congress Street interface is discussed in Section 3.2.

To the west, new development will need to transition effectively from the scale and
vintage of the Fort Point buildings to the Seaport “proper.” To the east, the
intersection of Congress and East Service Road (L5, the M block corner, and 399
Congress) will require further design thinking in coordination with adjacent
properties. There is an opportunity for these multiple developments to improve the
experience of these intersections, which the Proponent should study. Promoting
pedestrian movement through and along Congress Street must still be considered.
We appreciate the strategic orientation of the side gaps (the cross-grain to Harbor
Way) between blocks L3-6, as they provide a view corridor and pedestrian shortcut
from the M-block bullnose to Q Park.

The Proponent is proposing to dramatically improve the pedestrian experience
along Congress Street by eliminating an elevated vehicular roadway bridge and a
major loading dock entrance and instead line the street with multiple levels of
active, pedestrian-oriented public uses such as cafes, restaurants, retail, cultural, and
open space uses for the entire length of the Proponent’s ownership.

If and where the Summer Steps intersect with Congress Street, an enhanced crossing
design will be necessary. As previously mentioned, Congress Street has been
identified as a priority project for BRT infrastructure. The Proponent should develop
a design strategy at this intersection which acknowledges the likely future condition.
Rather than a 6-foot median, the Proponent should design a cross-section for
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Congress Street that balances modes. Detailed section and plan drawings should be
developed at this moment, but also in tandem with a larger strategy for Congress
Street.

The design of the intersection between Congress Street and the Summer Street Steps
is discussed in Section 3.2.

The use of “glacial erratics” as that common landscape element, however, is not an
approach that is authentic to the geologic history of this area. Also, the concept
shows the “glacial erratics” somewhat less erratic than would be represented in
nature. They have been largely channeled down the center of the proposed Harbor
Way and the median of Seaport Boulevard, rather than located in the odd and
quirky locations that stimulate public interest. This is an area of the city that has
many layers of genuine history that can and should be employed in the public
realm and the open spaces. We would encourage the Proponent to explore and
implement a vision around one (or several) of those layers as a way of bringing a
unique identity to the Seaport District as a whole, as well as a way of providing
legible elements that are “of the place” and that can become mechanisms for
wayfinding through the district and to the waterfront.

The Proponent has made major changes to the landscape design of Harbor Way and
Harbor Square park in accordance with the BPDA’s comments. The landscape
themes are further described in Section 3.4.

Considerable changes are being proposed in the NPC to the scale, shape, and use of
essentially all the remaining parcels (with the exception of Block D). These will be
addressed on a block-by-block basis below. To help the BPDA, other City staff, and
the public understand these changes, the Proponent should prepare a table, plan,
and preferably 3D diagram that illustrates building size/massing, highlighting, where
applicable, when there has been an increase in GSF and where there has been a
change in land use.

Section 1.2.3 includes a detailed description of land uses of the NPC Project and a
description of changes in land uses. In addition, Table 1-3 in Section 1.2.3
compares the block-by-block square footages for the 2010 Project and the NPC
Project. Table 1-2 shows the square footage of uses by Block. Table 1-1
summarizes the distribution of land uses across the NPC Project.

The Proponent should study the shaping and expression of the podia on [Blocks L3-
L6] and other blocks with the objective of bringing some hierarchy to the spaces
between buildings, and avoiding the repetition of podia height that might evoke the
uniformity of top of building heights in the district established by the FAA
guidelines.
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