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1.0 SUMMARY 

1.1 Project Identification 

Project Name: Copley Place Retail Expansion and Residential 
Addition 

Location: The Project site is located at Copley Place in Boston’s 
Back Bay at the south west corner of Stuart and 
Dartmouth Streets 

Proponent: Simon Property Group, Inc. 
225 W. Washington Street 
Indianapolis, IN  46204 
 F. Carl Dieterle, Jr.  
 Donald Rennard  
 William Kenney 
 Richard Tonzi 

Development Program 
Manager: 

RF Walsh Project Management, Inc.  
280 Summer Street 
Boston, MA  02210 
(617) 778-0900 
 Robert Walsh 
 Jack Hobbs 
 Donna Camiolo 
 Kristi Dowd 

Architects: Elkus Manfredi Architects 
300 A Street 
Boston, MA  02210 
(617) 426-1300 
 Howard Elkus  

Rob Halter  
 Philip Wilkinson 
 Aimee Savard 

Permitting Consultants: Epsilon Associates, Inc.  
3 Clock Tower Place, Suite 250 
Maynard, MA  01754 
(978) 897-7100 
 Victoria Fletcher  
 Ron Morad 
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Transportation and Parking 
Consultants: 

Howard / Stein – Hudson, Inc. 
38 Chauncy Street, 9th Floor 
Boston, MA  02111 
(617) 482-7080 
 Jane Howard 
 Adrien Lane 

Legal Counsel: Rubin and Rudman LLP 
50 Rowes Wharf 
Boston, MA  02110 
(617) 330-7000 
 James H. Greene 

Geotechnical Consultant: Haley & Aldrich 
465 Medford Street, Suite 200  
Boston, MA  02129 
(617) 886-7400 
 Marya Gorczyca 

Civil Engineer Parsons Brinckerhoff 
75 Arlington Street, 9th Floor  
Boston, MA  02116 
 (617) 426-7330 
 Andrew Boyd 

Structural Engineer: Le Messurier Consultants 
675 Massachusetts Avenue  
Cambridge, MA  02139 
 (617) 868-1200 
 Peter Cheever 

MEP Engineer: RG Vanderweil Engineers 
274 Summer Street 
Boston, MA  02210 
(617) 423-7423 
 Denis Silvia 
 Joe Tremblay 

 
1.2 Introduction 

1.2.1 Copley Place Retail Expansion and Residential Addition 

The Copley Place Retail Expansion and Residential Addition Project (the Project) located in 
Boston’s commercial Back Bay will add to the Copley Place Development which was 
initially built on air rights above the Boston Extension of the Massachusetts Turnpike 
(MassPike) in the early 1980s. 
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The MassPike was extended from Route 128 into downtown Boston in the 1960s.  Except 
in the case of the Prudential Center, the MassPike extension was built in an open cut 
created by an existing railroad right-of-way that had separated neighborhoods from each 
other on either side of the tracks since the mid-19th century.   

By bridging over the MassPike off-ramps in the block bounded by Harcourt Street, Stuart 
Street, Dartmouth Street, and the Southwest Corridor, the Copley Place Development 
played an important role in repairing the open cut of the former railroad right-of-way, and 
provided significant urban design and social benefits by linking the Back Bay and South End 
communities, as well as stimulating economic growth. 

The Copley Place Development included 3.4 million square feet of retail, office, and hotel 
uses.  Housing was also provided facing Harcourt Street and the Southwest Corridor 
adjoining South End and Saint Botolph Street residential areas.  This housing, however, 
represented a very small component of the overall Copley Place program, consisting of 
approximately 85,000 square feet of residential use, or only 2.5% of the total project 
program.  Development of the Project now presents an opportunity to add more housing to 
the Copley Place Development, further strengthening the connection between the Back Bay 
and the South End neighborhoods, and taking advantage of the site’s proximity to several 
mass transit facilities. 

As part of the original Copley Place Development, there was consideration of additional 
retail space relative to what was eventually built.  The initial leasing commitments for this 
additional space could not, however, be achieved.  With the success of Copley Place and 
the impetus it provided to the surrounding area improvements, there is now an opportunity 
to add more retail space.  The site can now support additional retail and housing 
development that will provide numerous public benefits to the City of Boston.  

The Project will occupy a site at the southwest corner of Stuart and Dartmouth Streets that 
was not built upon as part of the initial Copley Place construction because it was located 
directly above the main artery of the MassPike.  The site currently functions as a large brick 
paved entry plaza for Neiman Marcus and Copley Place. 

Development of the Project presents an opportunity to improve the public realm adjoining 
the Copley Place Development along Dartmouth Street and Stuart Street, as well as 
developing a more inviting entrance from the Southwest Corridor. 

The project will significantly improve conditions along Stuart and Dartmouth Streets by 
enlarging sidewalks and channeling traffic in a more pedestrian friendly manner. Expansion 
of the retail base podium will bring activity to the street edge and provide a generous 
interior wintergarden for four-season use by the public. 
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The Project involves: 

♦ Approximately 114,000 s.f. of new retail space, including 60,000 s.f. of new retail, 
restaurant and a wintergarden, and an approximately 54,000 s.f. expansion of the 
existing Neiman Marcus, that when added to its current 115,000 s.f. which will be 
renovated, enables the creation of a stronger presence in Boston for this retailer 

♦ Approximately 660,000 s.f. of new residential space, comprising approximately 280 
dwelling units, to maximize the amount of residential use at a location that is highly 
accessible by public transit; and 

♦ Improvements to the public realm surrounding the Copley Place Development in the 
vicinity of Dartmouth Street and Stuart Street and creation of a more welcoming 
entrance from the Southwest Corridor. 

The Project is being undertaken by Simon Property Group (Simon), the largest public U.S. 
real estate company.  It represents Simon’s continuing commitment to ensuring that Copley 
Place maintains its status as the most attractive retail destination in the Boston metropolitan 
area. 

In many other cities throughout the country, retailers are shying away and pulling back from 
in-town locations. Simon’s enhancement plans for Copley Place will position it to play as 
important a role in Boston’s future economic development as it did when Copley Place was 
initially constructed in the 1980s.  

1.2.2 Initial Copley Place Development 

When initially constructed in the 1980s, Copley Place was a pioneering project.  Its 
location above a MassPike interchange presented significant design and structural 
challenges.  Success of in-town retail was far from assured, especially as Copley Place was 
situated at the edge of the commercial core of the Back Bay. 

Copley Place, however, did succeed and helped stimulate the revitalization of the 
surrounding area.  It accomplished significant city planning objectives in mending the hole 
in the urban fabric created by the MassPike interchange, linking the Back Bay and the South 
End neighborhoods.  It created a vibrant retail environment that drew people to in-town 
shopping.  It also included hotel and office uses, as well as some residential uses that 
provided activity extending beyond the retail experience. 

At the same time, the constraints of air-rights development did not allow for the 
incorporation of important design features as part of the initial Copley Place Development, 
including: 

♦ Definition of the Stuart / Dartmouth Streets corner as part of the surrounding urban 
fabric with an active retail facade at the back of the sidewalk.  Instead, a brick plaza 
resulted because this corner was located directly above the main artery of the MassPike; 
and 
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♦ Greater amount of residential use within the overall mixed use program, which was 
much more heavily weighted to retail, office, and hotel uses.   

1.2.3 Today’s Opportunities 

Today, the success of Copley Place and the overall revitalization of the surrounding area 
present an opportunity to complete program elements that were not initially undertaken, 
and to add other elements to improve Copley Place.  In the early 1980s, the challenge was 
development of a new and unique project in an untested location.  In 2008, there is a new 
opportunity to concentrate development in areas that are well-served by public transit.  

This is an opportunity to do something that is very rarely done in the heart of U.S. cities – 
reinforcing the presence of a major retail anchor with benefit to the surrounding shopping 
district.  Expansion of the Neiman Marcus at Copley Place will set the commercial 
attractions of Back Bay apart from all other retail destinations in the region.  

There is also an opportunity to maximize residential density at Copley Place with its 
immediate access to rapid transit and commuter rail.  Environmental benefits of in-town 
residence where people do not have to use automobiles as a means of transport are well 
documented and consistent with current planning principles.  The link between South End 
and Back Bay residential areas will also be reinforced with more residential uses at Copley 
Place. 

These opportunities arise today from economic conditions that provide an ability to 
reconsider the constraints imposed by building over the main artery of the MassPike that in 
the 1980s resulted in a plaza at the corner of Stuart and Dartmouth streets. 

1.2.4 Proposed Design 

The design of the Project is comprised of two components: 

♦ A retail base that extends the current Copley Place retail base out into the plaza 
at Stuart and Dartmouth Streets; and 

♦ A residential component built atop the retail base. 

By building out into the plaza, a coherent street edge definition for the Stuart Street / 
Dartmouth Street intersection will be created.  This active retail façade will consist of 
transparent glass, behind which a welcoming new interior wintergarden will draw 
pedestrians into a multi-story atrium connected to the existing main retail galleries. 

Building out into the plaza also allows the expansion of Neiman Marcus without interfering 
with current operations while the expansion is underway.  This is very important not only 
for Neiman Marcus but for the rest of Copley Place as well.  
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The residential component of the Project above the retail podium is designed with a slender 
massing, providing smaller upper level floor-plates that are well suited to residential uses.  It 
is accessed from Dartmouth Street, enlivening the current blank wall at the pedestrian level 
along this stretch of Copley Place.      

As shown in Figure 1-1, the Project comfortably fits into the overall city context.  It will be a 
fitting complement to the taller Hancock Tower, much like the newer 111 Huntington 
Avenue is a complement to the Prudential Tower. 

In addition, the Project will significantly improve conditions of the public realm at Stuart 
and Dartmouth Streets by enlarging sidewalks and channeling traffic in a more pedestrian 
friendly manner that requires negotiation of fewer traffic islands in crossing Stuart Street.  
Expansion of the retail base podium will bring activity to the street edge and provide a 
generous interior wintergarden for four season use.  Redesign of the entry to Copley Place 
from the Southwest Corridor will be more inviting to the public, and encourage pedestrian 
access through the building, into the wintergarden, and to make connections to Stuart Street 
and beyond. 

As shown in Figure 1-1 through Figure 1-4, these improvements will dramatically enhance 
the presence of Copley Place within its surrounding urban context.   

1.2.5 Benefits of the Project 

The Copley Place Retail Expansion and Residential Addition Project: 

♦ Strengthens the City’s Economy – Expansion of Neiman Marcus in Boston provides a 
significant boost in the City’s competitiveness in relation to other regional retail centers, 
and new residential uses will spur further economic activity as new residents will shop 
and dine in the area.  

♦ Enhances the Commercial Back Bay – Expanding and renovating this in-town retail 
anchor and adding new residential uses will draw customers to other stores, restaurants, 
services and historic sites in the area. 

♦ Furthers Smart Growth Principles –Focusing density into areas supported by existing 
infrastructure and reinforcing community vitality. 

♦ Transit-Oriented Design - Maximizing residential development in an area with new and 
expanded transit access promotes alternatives to automobile use and minimizes 
potential impacts on surrounding roadways. 

♦ Creates a Distinctive Architectural Design – Building above air rights presents design 
challenges that have been capitalized upon in creating a striking addition to the City’s 
urban fabric, reflecting high design standards, and successfully fitting in with tall 
neighboring buildings.   
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♦ Balances a Mixed Use Environment – Introducing residential uses as part of a 
predominantly commercial development increases variety and activity for a greater 
number of hours during the day and into the evening, enhancing overall safety and 
comfort for all users. 

♦ Improves the Surrounding Street and Pedestrian Environment – Filing a hole in the 
urban fabric at the corner of Stuart and Dartmouth Streets, increased sidewalk widths, 
pedestrian-friendly traffic channelization, and greater façade transparency improve this 
block’s link to its surroundings. 

♦ Enhances Open Space – In consultation with neighbors as well as the City and non-
profit organizations, opportunities for open space improvements in the area will be 
undertaken. 

♦ Improves Pedestrian Access To and Through Copley Place – Creating new and 
improved entries, both from the Stuart and Dartmouth Streets corner and the Southwest 
Corridor enhances access to Copley Place and between other destinations in the 
surrounding area.  

♦ Advances Sustainable Design / Green Building Goals – Compliance with the 
requirements of Article 37 of the Boston Zoning Code and a goal of achieving “Silver” 
ratings under the U.S. Green Building Council’s Leadership in Energy and 
Environmental Design (LEED) system for Core and Shell and NC [New Construction], 
result in a design that is sensitive to the environment.  

♦ Promotes Boston’s Affordable Housing Objectives – Compliance with the City’s 
Inclusionary Development Policy advances important affordable housing goals and 
objectives that the City has established. 

♦ Increases Employment Opportunities – Approximately 1,700 construction jobs and 
approximately 250-270 permanent jobs will be created. 

♦ Enhances Property Tax Revenue – Approximately $7.2 million in new annual property 
taxes will be generated. 

♦ Provides Linkage Funds to the City – Approximately $977,000 in housing linkage and 
approximately $203,000 in jobs linkage will be paid.  

Just as in the 1980s the initial Copley Place Development was a critical element in 
contributing to the revitalization of the surrounding community, so too in 2008 the Retail 
Expansion and Residential Addition now proposed for Copley Place will help maintain its 
positive momentum into the future. 
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1.3 Project Summary 

1.3.1 Project Site & Proposed Development Summary 

The Project location at the corner of Stuart and Dartmouth Streets is shown on Figures 1-5 
and Figure 1-6.  It is integral to the 9.5 acre Copley Place Development built in the 1980s 
as a result of a very successful cooperative planning process between the City, State and 
community.  The 9.5 acre Copley Place Development consists of the 6.0 acre Copley Place 
Central Area that includes retail, office and parking uses and an additional 3.5 acres that 
include two hotels and a cooperative housing development.    

The 6.0 acre Copley Place Central Area is the site of the proposed Project.  The Project 
program involves approximately 114,000 s.f. of new retail and approximately 660,000 s.f. 
of new residential space.  The retail space is comprised of 54,000 s.f. of Neiman Marcus 
expansion, and 60,000 s.f. of restaurant, mall infill shops and a wintergarden for use by the 
public. 

The wintergarden will enliven the pedestrian experience in the vicinity of Stuart and 
Dartmouth Streets.  Its transparent wall will enable passersby to see into the building, 
encouraging the public to take advantage of this sheltered oasis offering public seating.  The 
wintergarden space will connect to the expanded and renovated Neiman Marcus store.  
When added to the 115,000 s.f. of existing Neiman Marcus space that will be renovated, 
the 54,000 s.f. of Neiman Marcus expansion space will enable the creation of a more 
significant presence for Neiman Marcus at Copley Place.   

The residential space will feature approximately 280 condominium units comprising 
approximately 660,000 s.f., inclusive of residential amenity space and supporting 
residential uses.   

No new parking spaces are proposed as part of the Project.  Parking for the new retail and 
residential uses will be accommodated in existing Simon-owned Copley Place Central and 
Dartmouth/Tent City garages, which have adequate capacity to satisfy this new demand. 

The proposed Project appropriately fits BRA master planning objectives as expressed by 
floor area ratio designation for this area of the City.  

Specifically, the existing floor area ratio (FAR) for the 6.0 acre Copley Place Central Area 
site, including parking, is approximately 6.8.  With construction of the Project, the FAR 
would be approximately 9.5.1  Copley Place is located within an area designated for a FAR 
of 10 in the Huntington Avenue / Prudential Center District.  Accordingly, maximization of 
residential density at this site as proposed by the Project provides a good fit with overall 
master planning objectives. 

                                                 

1  Excluding parking, the existing FAR is approximately 4.1, and the proposed FAR is approximately 7.05. 
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1.3.2 Public Review 

This Project Notification Form (PNF) is being submitted to initiate comprehensive project 
review under the procedures of Article 80 of the Boston Zoning Code. 

Letters seeking nominations for a Citizens Advisory Committee (CAC) for the Project were 
sent on April 3, 2008, and on May 28, 2008 to: Massachusetts State Senator, Dianne 
Wilkerson; Massachusetts State Representative, Byron Rushing; Massachusetts State 
Representative, Marty Walz; Boston City Councilor Bill Linehan; Boston City Councilor 
Michael Ross; Reverend Anne B. Bonnyman, Trinity Church; Richard Fitzgerald, Boston 
Society of Architects; Kyle Hancock, The Ellis South End Neighborhood Association; Stacy 
Koeppel, South End Business Alliance; Meg Mainzer-Cohen, Back Bay Association; Bernard 
Margolis, Boston Public Library; Ted Pietras, South End Business Alliance; Steve Sadwick, 
American Planning Association - Massachusetts Chapter; Francine Shron, Friends of Copley 
Square; Reverend Dr. Nancy S. Taylor, Old South Church; Stephanie Wasser, Urban Land 
Institute; and Jackie Yessian, Neighborhood Association of the Back Bay.   

In addition, ads for the CAC nominations were placed in the April 5, 2008 and April 12, 
2008 editions of the Boston Courant, and the April 3, 2008 and April 10, 2008 editions of 
the South End News. 

The due date for nominations was April 21, 2008.  Following the nomination process, the 
CAC was appointed by the Mayor and includes 11 members, including: David Berarducci, 
John Connolly, Anthony Gordon, Gene Kelly, Meg Mainzer-Cohen, Morgan Pierson, Ted 
Pietras, Mark Schmid, Jolinda Taylor, Ro Whittington and Judith Wright.     

1.3.3 Public Benefits 

The Project provides a number of public benefits to the City of Boston, as previously 
summarized and further described below: 

Economic Development 

The Project will ensure that Copley Place retains its pre-eminence as a regional retail 
destination by providing Neiman Marcus an opportunity to expand, which will sustain the 
character and draw of Copley Place into the future.  This will be beneficial not only to 
retailers in Copley Place but also to those in the commercial Back Bay. 

An expanded Neiman Marcus and related retailers will complement the City’s tourist 
economy.   

New residential uses will spur further economic activity as new residents will shop and dine 
in the area. 
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The Project will contribute to the overall future economic health of the entire City by 
significantly reinvesting in and upgrading an asset rather than allowing it to be overtaken by 
newer investments made outside of Boston. 

Housing 

The Project will add approximately 280 residential units in an area of the City that is well 
served by public transit.  It will help balance the current mix of uses at Copley Place that is 
now more heavily weighted to retail and office uses. 

The proponent will comply with the Mayor’s Executive Order relative to the City’s 
Inclusionary Development Policy, as amended on May 16, 2006. 

The Project will also generate approximately $977,000 in housing linkage funds. 

Jobs 

The Project will create approximately 1,700 construction jobs and approximately 250-270 
permanent jobs. 

The Project will also generate approximately $203,000 in jobs linkage funds. 

Smart Growth / Sustainable Development 

The Project embodies the major principles of Smart Growth development by: 

♦ Redeveloping an underutilized corner in an urban core location as part of an attractive 
mixed-use development; 

♦ Increasing density of development directly adjacent to public transit; 

♦ Promoting walking as a means of transport; 

♦ Reusing and rehabilitating existing infrastructure;  

♦ Providing sustainability and green building features in building design; and 

♦ Increasing job opportunities near transportation options. 
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Public Realm Improvements 

The Project has been designed to improve the public realm by: 

♦ Creating a more active and transparent pedestrian level façade by locating the entrance 
to the residential component along Dartmouth Street, bringing the major Copley Place 
entrance closer to pedestrian activity at the corner of Stuart and Dartmouth Streets, 
offering a welcoming wintergarden space, and enhancing the streetscape along Stuart 
Street with restaurant uses; 

♦ Providing new landscaping and paving for surrounding sidewalks and expanding the 
sidewalk at the corner of Stuart and Dartmouth Streets by converting to pedestrian use 
space that is currently used for automobile travel; 

♦ Enhancing open space resources in the project area in cooperation with neighbors, the 
City and non-profit groups; 

♦ Channelizing, with the City’s concurrence, automobile travel with decreased lane 
widths at the Stuart and Dartmouth Street intersection in conjunction with the Copley 
Place sidewalk expansion to enhance overall pedestrian comfort and safety; and 

♦ Reconfiguring the entrance from the Southwest Corridor to Copley Place with more 
commodious escalators and a new handicapped accessible elevator that will enhance 
circulation from the South End and Back Bay Station to and through Copley Place. 

New Property Tax Revenue 

The Project will generate approximately $7.2 million in new annual property taxes for the 
City of Boston. 

1.4 Consistency with Zoning  

As an air rights development on Massachusetts Turnpike Authority (MTA) land, the initial 
Copley Place Development was statutorily exempt from local zoning.  It was, however, 
developed subject to Boston Redevelopment Authority (BRA) and City of Boston review. 
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1.5 Legal Information 

1.5.1 Legal Judgments Adverse to the Proposed Project 

The Proponent is not aware of any legal judgments in effect or legal actions pending that 
are adverse to the Project. 

1.5.2 History of Tax Arrears on Property 

The Proponent does not have a history of tax arrears on any property owned within the City 
of Boston. 

1.5.3 Evidence of Site Control/Nature of Public Easements 

The Project site is under the ownership, control and management of Simon Property Group, 
as the successor developer to Urban Investment and Development Company, and the site 
continues to be subject to a long term lease with the Massachusetts Turnpike Authority. 

1.6 Anticipated Permits  

Table 1-1, presented on the following page, provides a list of federal, state and local 
agencies from which permits or other actions are expected to be required. 
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Table 1-1: Anticipated Permits, Reviews and Approvals 

Agency Name Permit / Review / Approval  

FEDERAL  
Federal Aviation Administration Determination of No Hazard to Air Navigation 

STATE  

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

Secretary's Certificate  

Executive Office of Transportation  Construction Over Railroad Land  
Massachusetts Turnpike Authority Air Rights Lease and Development Agreement 

Massachusetts Bay Transportation Authority Amendment of Easement Agreement 

Massachusetts Historical Commission State Register Review 

Department of Environmental Protection, 
Division of Water Pollution Control 

Sewer Connection and Extension Permit 

Department of Environmental Protection, 
Division of Air Quality Control 

Air Plan Approval (if boilers >40,000 MMBTU) 

LOCAL  

Boston Redevelopment Authority Article 80 Project Review as defined in the MOU between 
the MTA and the BRA 

Boston Air Pollution Control Commission Approval for modification to existing APCC permit 

Boston Civic Design Commission Review and Approval  

Boston Parks Commission Approval of construction within 100 feet of a park 

Boston Transportation Department Construction Management Plan 
Transportation Access Plan Agreement 

Boston Water and Sewer Commission Sewer Use Discharge Permit; 
Site Plan Approval; 
Construction Dewatering Permit; 
Sewer Extension/ Connection Permit; 
Stormwater Connection; 
Groundwater Trust Certification 

Boston Inspectional Services Department Building and Occupancy Permits  

Boston Public Improvement Commission Street and Sidewalk Occupation Permits; 
Tieback/Earth Retention Permit; 
Specific Repair Plan/Discontinuance 

Boston Public Works Department  Curb Cut Permit; Street Occupancy Permit 

Boston Fire Department Plan Review 

Boston Committee on Licensing Fuel Storage  
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2.0 PROJECT DESCRIPTION 

2.1 Existing Site 

The proposed Project is located at the southwest corner of Stuart and Dartmouth Streets on 
a site that is integral to the Copley Place Development built in the 1980s.  It is immediately 
adjacent to office, commercial, and residential uses, and has outstanding, immediate access 
to a variety of mass transit and vehicular transportation systems. 

Figure 1-5 in Chapter 1.0 depicts the project site.  Figure 2-1 at the end of Section 2.2.1 
shows pedestrian connections through the Project site.  Appendix A contains photographs 
of the existing conditions on the site.   

2.2 Proposed Development Program 

2.2.1 Building Program 

The proposed Project includes the development of new retail and residential uses totaling 
approximately 774,000 s.f.  

The Project’s retail component involves the expansion of retail space at Street Level, 
Mezzanine Level, Gallery Level 1 and Gallery Level 2 of Copley Place.  In addition, 
approximately 115,000 s.f. of existing Neiman Marcus retail space will be renovated.  
Approximately 54,000 s.f. of new retail space will be added to the 115,000 s.f. of existing 
Neiman Marcus retail space to create a more significant presence for Neiman Marcus.  
Approximately 60,000 s.f. of additional retail, restaurant and wintergarden space for use by 
the public will be constructed adjacent to Neiman Marcus.   

The Project’s residential component, which totals approximately 660,000 s.f., involves the 
construction of a residential skylobby with residential amenity space and supporting 
residential uses. 

Renderings of the proposed Project (Figures 1-1 through 1-4) are presented at the end of 
Section 1.2.5 of this document.  

Street Level 

At street level, the Project will include a new entry and enclosed wintergarden space at the 
corner of Stuart Street and Dartmouth Street.  The new entrance will convey a more inviting 
presence of Copley Place in the public realm than presently exists.  The curved entrance, 
moved closer to the street line, will provide a clearer, more user-friendly entrance to the 
site.   

The new four season wintergarden space will replace the existing exterior brick plaza.  The 
minimal exterior seating will be replaced by a grand public gathering space, complemented 
with landscaping and public seating in a setting that will act as the “living room” to Copley 
Place.  In addition to the transformed entry to Neiman Marcus, small shops and restaurants 
will activate and enliven the wintergarden as it rises up to 45 feet in height to engage the 
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mezzanine bridge connection to the Westin Hotel and the primary shopping galleries of 
Copley Place.  The vertical glazing that encompasses the wintergarden is placed along the 
back edge of the expanded sidewalk at the intersection of Dartmouth and Stuart Street and 
will reinforce the street wall of the surrounding urban context.  The transparency of the 
wintergarden glazing will also activate the pedestrian experience and present a welcoming 
entrance to Copley Place.  This grand public gathering space will provide a relaxed setting 
with cool conditioned space in the summer and warm comfortable seating in the winter for 
shoppers, pedestrians, and the general public to enjoy all through the changing seasons, as 
shown in Figure 2-2. 

Along Dartmouth Street, the entrance to the new residential building will create activity 
along the street and provide a more visually attractive street façade at this location.  A 
vehicular pull-off will be located on Dartmouth Street.  The street-level residential entrance 
and lobby will lead to elevators, which will take residents to the sky lobby located on the 
sixth floor.   

At the southeast corner of the site, the Project will include upgraded access from street level 
to the retail gallery level at the Southwest Corridor entry.  Façade improvements will create 
a more welcoming entry at this location, encouraging access to and through Copley Place.  
The existing single width escalators will be expanded to double width, and handicapped 
accessible features will improve public access to Copley Place from the Southwest Corridor. 

Along Stuart Street, façade improvements and landscaping will define the street edge, with 
the residential building rising above. 

Gallery Levels 

The primary access to the first gallery level will be through the new Stuart Street entrance 
and then via the escalator and grand stair.  At this level, additional Neiman Marcus space 
along with additional retail will be developed.  The improved escalators from the Southwest 
Corridor entry will also arrive at this first gallery level, along with an elevator for 
handicapped access. 

At the second gallery level, the Project will offer additional Neiman Marcus space. 

Level 6 – Residential Sky Lobby 

At level 6, the elevators from the residential entry at Dartmouth Street open into the 
residential sky lobby.  This lobby level includes lobby functions and residential amenities, a 
seating area, and residential units.  The elevator core for the residential building begins at 
this level, serving the upper floors of the building.   

Upper Levels 

The upper levels of the residential building will include residential units of varying sizes.  
As the building rises, there are variations in the building’s floor plate at different levels; the 
sinuous floor plan evolving in stages and presenting a more slender elevation at higher 
levels of the building.  Each set of levels is unique, and the curved building façade allows 
every unit to offer expansive views of the City. 
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Figure 2-1 Pedestrian Circulation – Copley Place 
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Figure 2-2 Interior Wintergarden 
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2.2.2 Approximate Dimensions 

Table 2-1 below presents the approximate dimensions of the Project.  See Appendix B for 
floor plans and elevations. 

Table 2-1: Approximate Project Dimensions and Table of Uses 

Project Element Approximate Dimension 

A.  Existing Conditions 
Project Site – Entire Central 
Area  

6.0 acres (261,360 s.f.) 
 

Existing Retail, Office & Parking 
within Central Area 

1,696,950 s.f.  

B.  New Project Components 
New Residential Component 660,000 s.f. 

 Approximately 280 units.  
 Library and Fitness Spa  
 supporting functions 

New Retail Component 114,000 s.f. 

 54,000 s.f. Neiman Marcus expansion 

 60,000 s.f. Other retail/ restaurant/ wintergarden 

Existing Neiman Marcus Retail 
to be Renovated 

115,000 s.f. 

C.  Existing + New Project 
Floor Area Ratio – Entire 
Central Area with Proposed 
Project 

9.5* 

Building Height 47 stories / 569 feet**  

*  FAR of 9.5 includes parking; excluding parking, the FAR would be 7.05. 
**  excluding mechanical penthouse 

2.2.3 Urban Design 

The mixed-use nature of the Project is expressed by two distinct massing zones.  The retail 
expansion and wintergarden are contained within the base or podium of the building, from 
which the residences rise in the building above.  The design inspiration for this project 
draws directly from both the context of its surroundings and the expression of the program 
within.  Street level café seating, retail showcase windows, public entries, and private 
entries define the podium portion of the building and activate the pedestrian realm, while 
the elegant form of the flowing tower above provides residential density within the heart of 
the urban fabric. 

The new exterior skin of the podium defines the street wall with a height of approximately 
70 feet and wraps the existing Neiman Marcus store and expanded retail components.  By 
extending the podium north over the MassPike, a new enclosed wintergarden space creates 
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the primary entry into The Shops at Copley Place, and presents a welcoming front door at 
the street edge.  Public circulation also extends into the new entry and is embraced at the 
street level and grand lobby mezzanine level with new café and restaurant venues.   

The organization of the façade at the podium reinforces the importance of the interior 
program and its relationship to the street and pedestrian zones.  The street wall is articulated 
by a granite border and cornice line, which correspond to the scale of adjacent buildings 
along the Dartmouth Street corridor and frames the transparent glazing of the lobbies, 
circulation, and retail within.  Showcase windows also punctuate the granite to further 
engage the pedestrian zone.  Finally, the residential entry, located at the midpoint of the 
Dartmouth Street elevation, is defined by transparent glazing at the street level lobby and 
opaque glazing which identifies the vertical circulation and connects the base to the tower 
above. 

Semi-transparent glass canopies are located over each of the entry points into the building 
and will run along the sidewalks on Dartmouth and Stuart Streets.  The canopies define the 
transparent zones within the granite field and reinforce the pedestrian scale along the 
building’s edges.  

As the building transitions from the retail podium to the residential portion of the building, 
a two story structural transfer zone contains residential units and an enlivened opaque 
curtainwall skin.  The curvilinear form of this transfer zone draws from the curving façade of 
the podium below at the intersection of Dartmouth and Stuart Streets and continues up 
through the building’s height. 

The massing of the residential building is expressed as a continuous curvilinear form 
sculpted to provide panoramic views from within the residential units while reducing the 
building’s mass from the exterior.  As the tower form rises it is stepped back to present the 
most slender profile at the top of the building above the datum of the adjacent Westin and 
Marriot Hotels.  The narrow axis of the uppermost portion of the building is oriented to the 
north and south while the long access is oriented toward the downtown financial core to 
the east and the Prudential Center to the west. 

The primary material used to articulate the slender form of the building is unitized 
curtainwall glazing.  The highly efficient faceted glazing is complementary to the adjacent 
John Hancock tower and fits within the modern context of the commercial Back Bay 
skyline. 

The profile of the building is enhanced by the flowing curves of the roof.  The contour of 
the curves is designed to present a non-directional façade when viewed from communities 
to the north and to the south, such that there is no “back” of the building facing adjoining 
neighborhoods. 

Figure 2-3 depicts an elevation of the Project, and Figure 2-4 presents an aerial view of the 
Project over the turnpike.     
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Figure 2-3 North Elevation – St. James/Huntington Ave. Elevation 
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Figure 2-4 Aerial View over the Turnpike 
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2.3 MEPA Review History 

The original Copley Place project underwent review in compliance with the Massachusetts 
Environmental Policy Act (MEPA), M.G.L. Chapter 30, Sections 52-62H.  The Executive 
Office of Environmental Affairs (EOEA) file number for the project was #3074.  The project’s 
MEPA review proceeded as follows: 

♦ May 22, 1978 -- Environmental Notification Form (ENF) filed with the Secretary of 
Environmental Affairs; 

♦ June 21, 1978 – the Secretary issued a scope for an Environmental Impact Report (EIR); 

♦ October 31, 1978 -- a Draft EIR was submitted; 

♦ December 14, 1978 – the Secretary issued a Certificate finding the Draft EIR adequate; 

♦ Because of proposed revisions to original the project, the Secretary determined that a 
Supplemental Draft EIR/ Environmental Impact Statement (EIS) should be prepared to 
evaluate the new plan and program; 

♦ February 15, 1980 – a Supplemental Draft EIR/EIS was submitted to EOEA; 

♦ April 4, 1980 -- the Secretary issued a Certificate finding the Supplemental Draft EIR/EIS 
adequate; 

♦ September 22, 1980 – a Final EIR/EIS was submitted to EOEA;  

♦ October 30, 1980 -- the Secretary issued a Certificate finding the Supplemental Final 
EIR/EIS adequate; 

♦ September 19, 1985 -- a Notice of Project Change (NPC) was submitted to the EOEA; 
and  

♦ October 18, 1985 -- the Secretary issued a Certificate finding the NPC adequate. 

The Proponent expects to initiate the MEPA process for the proposed Project subsequent to 
the filing of this PNF. 

2.4 Schedule 

Project construction is expected to commence during the fourth quarter of 2009 and with 
projected completion during the fourth quarter of 2012. 

Typical construction hours will be in compliance with the City’s Construction Ordinance: 
Monday through Friday from 7:00 a.m. to 6:00 p.m. with no work anticipated on the 
weekends.  In the event that weekend work is necessary, the Proponent will obtain required 
City approvals.  Night hours will be required as determined by the Massachusetts Turnpike 
Authority for work on the MassPike. 
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3.0 ASSESSMENT OF DEVELOPMENT REVIEW COMPONENTS 

Article 80 of the Code specifies that the BRA may require in its Scoping Determination that 
the applicant conduct studies to determine the direct or indirect impact to the environment 
reasonably attributable to a proposed project.  The development review components 
include transportation, environmental protection, urban design, historic resources, and 
infrastructure systems.  Where potential for direct or indirect impacts exist, design measures 
may be required to mitigate the impacts, to the extent economically feasible.  The areas for 
which studies and mitigation may be required are addressed below.   

3.1 Transportation 

A detailed transportation study was conducted for the Project.  This study is included as 
Appendix C to this PNF. 

The study evaluated potential Project impacts on the operation of 9 surrounding area 
intersections during the morning, afternoon and Saturday peak hours. Under existing 
conditions, all nine operate at acceptable LOS D or better for all three peak hours.   
No-Build traffic would reduce overall LOS from D to E at only two locations:  Huntington 
Avenue/West Newton Street/Belvidere Street in the p.m. peak hour and Huntington 
Avenue/Stuart Street/Exeter Street/Copley Garage in the Saturday peak hour.  These LOS 
conditions would be maintained under Build conditions, and no overall LOS would change 
from No-Build to Build conditions.  Only one location -- the single Copley Garage 
northbound approach to the Huntington Avenue/Stuart Street/Exeter Street intersection  -- 
would decrease from LOS E to LOS F in the Saturday peak hour under Build conditions.  
On the whole the Project did not change overall LOS for the worse at any of the 
intersections studied.   

No new parking spaces are proposed as part of the Project. An evaluation of the existing 
capacity of the Simon-owned Central and Dartmouth (Tent City) garages indicates there is 
adequate capacity to continue to meet the existing site needs and to serve the proposed 
Copley Project. 

3.2 Environmental Protection 

3.2.1 Wind 

The qualitative wind analysis evaluated the potential of the Project to contribute to 
exceedance of BRA pedestrian level wind criteria on surrounding sidewalks.   

This study concluded that a number of the Project’s design features, such as its curved 
façade promote horizontal wind flows and thereby reduce downwashing vertical wind 
flows off the building to pedestrian levels.  In addition, any downwashing flows from the 
residential building will be deflected by the podium. 
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Wind conditions along Dartmouth Street are predicted to be comfortable for walking, 
standing or sitting, and suitable for intended use all year round. 

Wind conditions along Stuart Street may, however, require additional mitigation due to the 
potential channeling effect between the Project and surrounding existing buildings, which 
could increase pedestrian level horizontal wind flows.  This potential effect will be 
evaluated in the DPIR. 

The report on the qualitative pedestrian level wind study is included in Appendix D. 

3.2.2 Shadow 

A shadow impact analysis was also conducted for the Project.  This analysis is included as 
Appendix E to the PNF. 

Three time periods (9:00 a.m., 12:00 noon, and 3:00 p.m.) during the Vernal Equinox 
(March 21), Summer Solstice (June 21), Autumnal Equinox (September 21), and the Winter 
Solstice (December 21) were evaluated.  In addition, shadow studies were conducted for 
6:00 p.m. during the Summer Solstice. 

As shown in the diagrams included in Appendix E, because of the existing built-up nature of 
the surrounding area, the Project will not cause significant new shadow when compared to 
existing conditions during the time periods studied. 

The impact on Copley Square will be very minor during these time periods, limited to the 
paved area at the corner of Dartmouth Street and Saint James Avenue on March 21 at 12:00 
noon.  From October to February, additional shadow resulting from the Project will reach 
Copley Square, but because of the slender nature and orientation of the residential building, 
in October this shadow will quickly sweep across Copley Square in a little under two hours 
starting around 12:00 noon affecting no more than 20% of the area of Copley Square at any 
one time.  From November to February 23, new shadow from the Project will sweep across 
Copley Square starting around 11:00 a.m., again affecting no more than 20% of the area of 
Copley Square at any one time. 

No new shadows will be cast on the Southwest Corridor, neither during the time periods 
depicted in Appendix E, nor from October to February. 

3.2.3 Daylight 

The purpose of a daylight analysis is to estimate the extent to which a proposed project 
affects the amount of daylight reaching public streets in the immediate vicinity of a project 
site.  The extent of daylight obstruction resulting from the proposed Project and measures to 
mitigate adverse impacts will be studied in the DPIR. 
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3.2.4 Solar Glare 

The Proponent does not anticipate the use of highly reflective glass or other highly 
reflective materials on the proposed building façades that would result in solar glare on area 
roadways and sidewalks or heat loading on neighboring buildings.  

3.2.5 Air Quality 

Potential long-term air quality impacts will be limited to emissions from Project-related 
mechanical equipment and pollutant emissions from vehicular traffic generated by the 
development of the Project.  If changes in traffic operations are significant, the potential air 
quality impacts will be modeled for both existing and future conditions in the DPIR to 
demonstrate conformance with the National Ambient Air Quality Standards. 

Construction period air quality impacts and mitigation are discussed below in 
Section 3.2.11.1. 

3.2.6 Stormwater / Water Quality 

Water quality should be improved with the appropriate use of catch basins and oil/sand 
separators under the proposed Project.  Improvements to water quality will be described in 
the DPIR.  Section 3.5.5, below, includes a discussion of compliance with the Department 
of Environmental Protection’s  Stormwater Management Policy and a description of the 
proposed drainage system and how it will connect to the Boston Water and Sewer 
Commission (BWSC) system. 

3.2.7 Flood Hazard Zones / Wetlands 

The Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM) for 
the site located in the City of Boston - Community Panel Number 250286 0010 C indicates 
the FEMA Flood Zone Designations for the Project site area.  The map shows that the 
Project is located in a Zone C, Area of Minimal Flooding. 

The Project site is developed and does not contain wetlands. 

3.2.8 Geotechnical / Groundwater  

The site is almost entirely situated on air rights.  Therefore, very little impact to groundwater 
will occur. 

3.2.8.1 Geotechnical 

Test boring data from the original Copley Place development and other nearby projects is 
available and has been compiled and reviewed to develop an understanding of subsurface 
soil and bedrock conditions within the area of proposed construction.  A generalized 
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subsurface profile has been developed based on the information.  Table 3-1 summarizes 
geologic conditions at increasing depths below the ground surface:  

Table 3-1: Subsurface Geologic Conditions 

Generalized Strata Description Approximate Thickness of Strata  

Miscellaneous Fill 15 feet 

Organic Soils 20 feet 

Clay 60 feet  

Glacial Till 5 feet 

Bedrock (Cambridge Argillite) at depths of >100 feet below grade 

Additional subsurface explorations are planned to further define conditions for final 
foundations design.  Drilled shaft foundations extending to bedrock are planned to be 
installed.  Drilled shafts suit the site conditions and location as they are low displacement 
elements which minimize the potential for soil disturbance, do not generate vibrations 
during installation, and do not require dewatering.  No pile driving is planned. 

3.2.8.2 Groundwater 

Existing groundwater observation wells located near the site are monitored and reported by 
the Boston Groundwater Trust (BGwT).  Measurements reported in two observation wells 
closest to the Project site, located at the intersection of Stuart Street and Dartmouth Street, 
indicate the groundwater level measured in June 2007 to be at about El. 3.3 Boston City 
Base Datum (BCB).  Historically, groundwater levels reported by the BGwT at or near this 
intersection ranged from approximately El. 2.5 to 5.1 BCB during the period the wells were 
monitoring by the BGWT, July 2000 to July 2007.  

3.2.8.3 Groundwater Conservation Overlay District 

The Project site is located within the Groundwater Conservation Overlay District (GCOD).  
The requirement to capture and infiltrate the water from a 1-inch rainfall event will be 
incorporated into the Project design and construction, and the Project will not have an 
adverse effect on groundwater levels at the site or on abutting properties. 

3.2.9 Solid and Hazardous Wastes 

3.2.9.1 Existing Hazardous Waste Conditions 

No site specific environmental studies related to presence of oil and hazardous materials 
have been conducted since the Project is an air rights development.  The Project site is not 
a listed site in the MCP.  Drill spoils generated during drilled shaft foundation construction 
will be chemically tested to characterize the material for off-site disposition and identify any 
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requirements for special handling or transport of excavated materials from the site.  Work 
related to soil management will be conducted in accordance with Massachusetts 
Department of Environmental Protection policies and the Massachusetts Contingency Plan. 

3.2.9.2 Operational Solid and Hazardous Wastes 

The Project will generate solid waste typical of other residential/mixed-use projects.  Solid 
waste generated by the Project will be approximately 1010 tons per year, based on the 
approximate number of bedrooms proposed and a generation rate of 4 pounds (lbs) per 
bedroom per day and commercial, retail, and restaurant space proposed at a generation rate 
of 5.5 tons per 1,000 s.f. per year, as indicated in Table 3-2.   

Table 3-2: Solid Waste Generation 

Unit Type Program Number of   
Bedrooms 

Generation Rate Solid Waste  
(tons per year) 

Studio / One 
Bedroom Units 

92 92 4 lbs/bdrm/day 67 

Two Bedroom 
Units 

132 264 4 lbs/bdrm/day 193 

Three Bedroom 
Units 

56 168 4 lbs/bdrm/day 123 

Comnmercial 
Retail / 
Restaurant 

114,000* -- 3lbs/100 s.f./day 627 

Total Solid Waste Generation  1,010 

* Net new space, excluding the existing approximately 115,000 s.f. currently used by Neiman Marcus which 

will be renovated. 

Solid waste will include wastepaper, cardboard, glass, and bottles.  A portion of the waste 
will be recycled.  The remainder of the waste will be compacted and removed by a waste 
hauler contracted by building management.  The Project will accommodate storage and 
collection of recyclables as part of its sustainability strategy.  The Project’s recycling 
program will be described in the DPIR.  With the exception of “household hazardous 
wastes” typical of residential and restaurant uses (for example, cleaning fluids and paint), 
the residential and restaurant uses will not generate hazardous waste.  Separate containers 
will be provided for the disposal of materials such as turpentine and paints.   
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3.2.10 Noise 

During operations, neither the Project's mechanical equipment nor traffic noise associated 
with the Project is expected to result in a perceptible change in noise levels.  These 
impacts, and the Project’s compliance with the City of Boston Noise Ordinance, will be 
studied in the DPIR. 

Construction period noise impacts and mitigation are discussed below in Section 3.2.11.2. 

3.2.11 Construction Impacts 

The proximity to the Project site of city streets and abutting commercial properties will 
require careful scheduling of material removal and delivery, as well as evaluation of the 
existing use of the site.  Planning with the City and neighborhood will be essential to the 
successful development of the Project. 

A Construction Management Plan (CMP) will be submitted to the BTD for review and 
approval prior to issuance of a building permit.  The CMP will define truck routes which 
will help minimize the impact of trucks on local streets.  A police detail will be provided to 
maintain access to adjacent properties and to direct pedestrian and vehicle flow. 

Construction methodologies that ensure public safety and protect nearby businesses will be 
employed.  Techniques such as barricades, walkways, painted lines, and signage will be 
used as necessary.  Construction management and scheduling – including plans for 
construction worker commuting and parking, routing plans and scheduling for trucking and 
deliveries, protection of existing utilities, maintenance of fire access, and control of noise 
and dust -- will minimize impacts on the surrounding environment.   

Throughout Project construction, a secure perimeter will be maintained to protect the 
public from construction activities.   

3.2.11.1 Construction Air Quality 

Short-term air quality impacts from fugitive dust may be expected during the early phases of 
construction and during demolition.  Plans for controlling fugitive dust during construction 
and demolition include mechanical street sweeping, wetting portions of the Project site 
during periods of high wind, and careful removal of debris by covered trucks.  The 
construction contract will provide for a number of strictly enforced measures to be used by 
contractors to reduce potential emissions and minimize impacts.  These measures are 
expected to include:  

♦ Using wetting agents on area of exposed soil on a scheduled basis; 

♦ Using covered trucks; 
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♦ Minimizing spoils on the construction site; 

♦ Monitoring of actual construction practices to ensure that unnecessary transfers and 
mechanical disturbances of loose materials are minimized; 

♦ Minimizing storage of debris on the site; and 

♦ Periodic street and sidewalk cleaning with water to minimize dust accumulations. 

3.2.11.2 Construction Noise 

The Proponent is committed to mitigate noise impacts from the construction of the Project.  
Increased community sound levels, however, are an inherent consequence of construction 
activities.  Construction work will comply with the requirements of the City of Boston Noise 
Ordinance.  Reasonable effort will be made to minimize the noise impact of construction 
activities.   

Mitigation measures are expected to include: 

♦ Instituting a proactive program to ensure compliance with the City of Boston noise 
limitation policy; 

♦ Using appropriate mufflers on equipment and ongoing maintenance of intake and 
exhaust mufflers; 

♦ Installing muffling enclosures on continuously running equipment, such as air 
compressors and welding generators; 

♦ Replacing specific construction operations and techniques by less noisy ones where 
feasible; 

♦ Selecting the quietest of alternative items of equipment where feasible; 

♦ Scheduling equipment operations to keep average noise levels low, to synchronize the 
noisiest operations with times of highest ambient levels, and to maintain relatively 
uniform noise levels; 

♦ Turning off idling equipment; and 

♦ Locating noisy equipment to protect sensitive receptors by shielding or distance. 

3.2.11.3 Construction Waste Management 

The Proponent will reuse or recycle demolition and construction materials to the greatest 
extent feasible.  Construction procedures will allow for the segregation, reuse, and recycling 
of materials.  The Project is targeting diversion of 75% of construction waste as part of its 
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sustainability strategy.  Materials that cannot be reused or recycled will be transported in 
covered trucks by a contract hauler to a licensed facility.   

3.2.12 Rodent Control 

A rodent extermination certificate will be filed with the building permit application to the 
City.  Rodent inspection monitoring and treatment will be carried out before, during, and at 
the completion of all construction work for the proposed Project, in compliance with the 
City’s requirements.  Rodent extermination prior to work start-up will consist of treatment of 
areas throughout the site.  During the construction process, regular service visits will be 
made. 

3.2.13 Wildlife Habitat 

The site is within a fully developed urban area and, as such, the proposed Project will not 
impact wildlife habitats as shown in the National Heritage Atlas.   

3.2.14 Sustainable Design 

The Project will meet the requirements of Article 37 of the Code.  The Proponent has 
evaluated the Project under the U.S. Green Building Council’s Leadership in Energy and 
Environmental Design (LEED) system and the Project is anticipated to attain ratings of 
“Silver” under the LEED-Core and Shell standard and “Silver” under LEED-NC [New 
Construction].  See Appendix F to the PNF for LEED Checklists demonstrating compliance 
with these standards. 

3.3 Urban Design 

The Project advances three overarching urban design objectives: 

♦ First, it reinforces and strengthens the prominence of the commercial Back Bay retail 
area within the region through the expansion of Neiman Marcus at Copley Place; 

♦ Second, it solidifies the mixed-use character of the surrounding area in an 
environmentally sensitive manner by maximizing new residential use at a location that 
is well served by public transit; and 

♦ Third, it enhances the public realm by improving the pedestrian environment around 
Copley Place as well as access to and through Copley Place to adjoining uses. 

These three objectives are achieved with a design that is not only forward looking but also 
fits into its surrounding context. 

Specifically, the façade of that portion of the Project that is extended to the back of the 
sidewalk at the Stuart Street and Dartmouth Street corner, corresponding in height to that of 
the present Copley Place retail podium, is treated with stone to relate to historically 
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significant buildings facing Copley Square.  A greater number of street level façade 
penetrations enlivening the pedestrian experience around Copley Place will be provided 
than presently exist.   

A new entrance to the residential component of the Project will occur off Dartmouth Street.  
In addition, the new main Copley Place entrance at the corner of Stuart and Dartmouth 
streets will provide a welcoming gesture more in keeping with traditional street and 
building patterns than the set back and receding form of the present entry.  Additionally, the 
new entrance will provide immediate access to a multi-level wintergarden as a transition 
space that then leads to the retail gallery levels. 

The entrance to Copley Place from the Southwest Corridor will also be improved.  New 
escalators that are wider than those that currently exist will be provided.  This will enable 
two people to stand comfortably abreast of each other or let a person who is walking up or 
down the escalator to pass by someone who is not.  A handicapped accessible elevator will 
also be installed, improving accessibility to and through Copley Place from all of its 
entrances. 

Polished granite will be used to clad the entire Neiman Marcus façade starting at the 
Southwest Corridor, turning the corner at Stuart and Dartmouth streets and continuing 
down Stuart Street to the vicinity of the present Masspike off ramp.  The polished granite 
will be articulated with vertical accents relating to the vertical nature of the tower above.  
Wider bands of polished stone will alternate with thinner bands of honed stone to 
accentuate the horizontality of the expanded base as a complement to existing buildings 
such as the Public Library. 

A different perspective is used in the design treatment of the residential portion of the 
Project.  Rather than attempting to disguise a tall building by cladding it in materials 
typically used in those of shorter historic buildings, the Project embraces its height and 
celebrates it with a design that is forward looking. 

The overall shaping of its form and its glass cladding will clearly differentiate this Project as 
a special addition to Boston’s urban fabric.  The overall height of the Project does not 
replicate, but rather complements existing tall buildings in the area.  It will be a fitting 
complement to the taller Hancock Tower, much like the newer 111 Huntington Avenue is a 
complement to the Prudential.  

One of the most innovative aspects of the building design is how its rounded form 
maximizes views from the greatest number of residential units.  The floor to ceiling 
windows contribute as well in this regard.   

The Project provides a different kind of living environment than currently exists or is on the 
drawing boards for Boston, with potential to extend and expand the clientele that can be 
drawn to in-town living, contributing to the resilience of the City’s mixed-use character. 
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At the same time, the rounded, stepped back, slender massing of the residential building 
has beneficial effects in terms of minimizing potential shadow and wind impacts on its 
surroundings.  Additionally, the residential building incorporates several steps at different 
levels that relate to other tall buildings in the area. 

The original construction of the Copley Place Development in the 1980s successfully 
achieved key urban design objectives at that time, including covering a hole in the urban 
fabric resulting from the MassPike interchange at Stuart and Dartmouth streets.  The Project 
will build off this success by filling in portions of urban streetwall at the corner of Stuart and 
Dartmouth Street left unfilled in the 1980s; providing a more historically sympathetic and 
transparent façade treatment from the Southwest Corridor along Dartmouth Street and down 
Stuart Street than the currently existing concrete; and providing for retail and residential 
uses that advance the economic development and mixed-use character of the City of 
Boston.   

3.4 Historic and Archaeological Resources  

3.4.1 Historic Resources 

There are no historic resources within the Copley Place parcel; however the parcel is in the 
vicinity of historic districts to the north, southwest and southeast.  To the north is the Back 
Bay Historic District, which is listed in the State and National Registers of Historic Places.  
Further to the north is the Back Bay Architectural District, a local historic district which is 
also listed in the State Register of Historic Places.  To west is the Park Square-Stuart Street 
Historic District, which is in the process of being listed on the State and National Register of 
Historic Places.  To the south and southeast is the South End Historic District/South End 
Landmark District, which is listed in the State and National Registers of Historic Places.  To 
the southwest is the Saint Botolph Street Area Architectural Conservation District, a local 
historic district listed on the State Register.  These districts and individual historic resources 
within one-quarter mile of the project site are listed in Table 3-3 on the following page and 
are depicted in Figure 3-1 at the end of this section. 

As the Project moves forward, the Proponent will meet with the Massachusetts Historical 
Commission (MHC) and the Boston Landmarks Commission to discuss the indirect impacts 
of the Project on such resources, primarily in the areas of visual and shadow impacts. 

The Historic Resources section of the DPIR will describe historic resources located within a 
quarter mile radius of the site and will discuss potential project impacts on these resources. 

3.4.2 Archaeological Resources 

The Project site is completely developed and, therefore, will not have impacts on 
archaeological resources. 
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Table 3-3: Historic Resources in the Vicinity of the Copley Place Project Area 

No. Historic Resource Address Designation 

1 New Old South Church 645 Boylston St NR, NRDIS, NHL, 
LL 

2 Boston Public Library 700 Boylston St NR, NRDIS, NHL, 
LL 

3 Trinity Church  206 Clarendon St NR, NRDIS, NHL 

4 YWCA 140 Clarendon St NR 

5 Prudential Center 760 Boylston St Inventory 

A Back Bay Architectural District  LHD 

B Back Bay Historic District  NRDIS 

C Park Square-Stuart Street  
Historic District 

 NRDIS Eligible 
(NR listing pending) 

D St. Botolph Street Area 
Architectural Conservation 
District 

 NRDOE, LHD 

E South End Historic District/ 
South End Landmark District 

 NRDIS, LHD 

 
Designation Legend 
NR Individually listed on the National Register of Historic Places 
NRDIS  National Register of  Historic Places historic district 
NRDOE Determined eligible for inclusion in the National Register of Historic Places 
NHL National Historic Landmark 
LHD Local Historic District 
LL Local Landmark 
Inventory Inventory of Historic and Archaeological Assets of the Commonwealth 
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Figure 3-1 Historic Resources in Vicinity of Project 
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3.5 Infrastructure Systems 

3.5.1 Introduction  

This section contains the description and availability of the existing sewage, water, electric, 
gas and other utility infrastructure systems located adjacent to the project site, as well as the 
Project’s estimated sewage generation and water demand.  Initial contact with utility 
companies and agencies relative to the availability of their respective utilities has been 
made.  During the project’s design phase, the Proponent will maintain contact and 
coordination with these entities regarding the details of the service connections to the new 
building. 

3.5.2 Sanitary Sewer System 

3.5.2.1 Existing Conditions 

The sanitary sewer system adjacent to the Project site is owned and operated by the Boston 
Water and Sewer Commission (BWSC).  The existing system in Stuart and Dartmouth streets 
is separated from the storm drainage system.  The primary sewer serving the Project site is a 
12-inch sewer running from the Stuart Street/Dartmouth Street intersection northerly 
beneath Dartmouth Street where it discharges into a major sanitary sewer collector system 
that carries flows westerly beneath Boylston Street to the West Side Interceptor (WSI).  The 
WSI a is major collection system that ultimately conveys flows to the Deer Island Treatment 
Plant, via the Boston Main Interceptor and Boston Main Drainage Tunnel, before discharge 
to Boston Harbor. 

Sewage flow estimates generated under both the existing and proposed conditions have 
been calculated based on Title V guidelines contained in 310 CMR 15.203, which provides 
building design flow parameters by use category.  Based upon present uses, current sanitary 
flows are projected to average 91,000 gpd, with a peak flow rate of 190 gpm.  

3.5.2.2 Proposed Conditions 

Projected wastewater flow rates for the proposed program are an average of 61,000 gpd, 
with a peak flow rate of 130 gpm.  Added to the existing sanitary flow estimates, Copley 
Place is projected to generate 152,000 gpd, with peak flows of 320 gpm.  Since the 
Project’s estimated sewage flows exceed the 50,000 gallons per day (gpd) threshold, a DEP 
Sewer Connection/Extension Permit will be required.  The routing of sanitary flows from the 
retail levels has not yet been firmly established, but will likely be conveyed to the existing 
discharge that currently services the retail complex.  Residential sanitary flows will likely 
connect via a new connection to the primary sewer beneath Stuart Street.  The exact 
location and details will be developed during the design phase of the Project in conjunction 
with the BWSC.  The new sanitary service will be separate from the storm drain connection. 
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3.5.2.3 Sewer System Capacity Analysis 

An evaluation of sewer system capacity for the primary sewer adjacent to and downstream 
of the Project site will be performed and be presented in the DPIR.  

3.5.2.4 Sewer System Mitigation 

To reduce impacts of the Project’s sewage generation, the Project will meet applicable code 
requirements, including installation of low flow fixtures and BWSC approved grease traps in 
the restaurants.   

3.5.2.5 Combined Sewer Separation 

The ongoing MWRA/BWSC city-wide sewer separation efforts have been completed in the 
vicinity of the Project.  Stuart Street and Dartmouth Street each have separate systems. 

3.5.3 Water Supply System  

3.5.3.1 Existing Conditions  

Existing water service to the site area is supplied by the Southern High system (SH) operated 
and maintained by BWSC.  There is an existing 12-inch SH ductile iron main beneath Stuart 
and Dartmouth streets.  There is also a 42-inch SH ductile iron transmission main beneath 
both streets. 

Existing water demand at Copley Place, projected at 110% of Title 5 wastewater generation 
rates, averages 95,000 gpd, with peak demand of 210 gpm. 

3.5.3.2 Proposed Conditions 

The proposed Project is projected to have an average daily domestic water demand of 
71,000 gpd, with peak demand of 150 gpm.  Added to existing estimated water demand, 
average water demand for Copley Place will be 166,000 gpd, with peak demand of 360 
gpm.  It is anticipated that there is adequate water supply based on the normal flows in this 
area.  A hydrant flow test will be conducted through the BWSC to confirm the availability of 
water supply. 

Both domestic and fire protection services will be supplied to the Project by connection to 
the local SH system beneath Stuart Street.  Exact connection details will be coordinated 
with the BWSC and will be in conformance with its standards. 

3.5.3.3 Water Supply Conservation and Mitigation Measures  

To reduce impacts to the existing water supply, the Project will meet or exceed all 
applicable building code requirements, including installation of low flow shower heads and 
water conserving toilets. 
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3.5.4 Stormwater Drainage System 

3.5.4.1 Existing Conditions 

The storm drainage system in the immediate site area is separate from the sanitary sewer 
system.  The existing storm drainage system servicing the site consists of a 12 to 18-inch 
line beneath Dartmouth Street which carries flows northerly to a 48x51-inch trunk line 
north of the Huntington Avenue and Dartmouth Street intersection.  There is also a 18x18-
inch drain line carrying flows easterly beneath Stuart Street to the drain line in Dartmouth 
Street described above. 

The Project site is impervious, consisting of paved exterior walkways, and building roof 
tops.  Surface runoff from the walkways and adjacent streets is conveyed by means of a 
catch basin and pipe system into the drainage system in Stuart and Dartmouth streets.  Roof 
runoff is conveyed via service connections into this drainage system.  

3.5.4.2 Proposed Conditions  

The Project will reduce the peak rate of runoff from the Project site for the following 
reasons: 

♦ As mentioned above, the existing site is entirely impervious and drains to the adjacent 
streets.  The Project will feature a landscaped “green roof,” which will significantly 
reduce the quantity of roof drainage that would otherwise be directed to the drainage 
system in Stuart and Dartmouth streets.  

♦ Since the project site falls within the groundwater conservation overlay district, the 
Project will install a groundwater recharge system.  In larger storm events, a portion of 
the roof runoff will be retained within the landscaped green roof and a portion will be 
discharged.  The discharged portion will be directed to the new groundwater recharge 
system.  The installation of the recharge system will result in further reduction of 
stormwater runoff volume while providing groundwater recharge. 

♦ All elements of the stormwater collection and discharge system will conform to BWSC 
standards. 

3.5.5 Stormwater Management and Water Quality 

Stormwater discharge from the Project will be limited to runoff from roofs, and exterior 
walkways, which are separated from industrial activities and will not result in the discharge 
of pollutants other than stormwater runoff into the waters of the Commonwealth. 
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3.5.6 Energy Requirements and Service 

3.5.6.1 Heating and Cooling Requirements 

The heating and cooling system for the Project is subject to further evaluation and design.  It 
is anticipated that natural gas will be used as the main source of space heating, hot water, 
residential appliances, and restaurants.  

3.5.6.2 Natural Gas Requirements 

Natural gas is provided to the site area by a system of gas lines located in adjacent public 
ways that is owned and operated by National Grid.  This system includes an intermediate 
pressure gas line in Dartmouth and Stuart streets. 

3.5.6.3 Electrical Requirements 

Electric service in the Project site area is supplied by the NSTAR Services Company.  
Electric power is supplied through its distribution network located in the adjacent public 
ways from a substation located on Charles Street South. 

The electric system in the Project area consists of a conduit and manhole system in 
Dartmouth and Stuart streets.  On-site transformer facilities, subject to design and 
construction approval of NSTAR, are required and will be housed in a vault space located 
within the proposed structure. 

3.5.6.4 Telecommunications 

Telecommunications service is supplied to this area through the Verizon Telephone 
Company manhole and conduit system located in the adjacent public ways.  This system 
includes 28-way and 8-way fiber optic duct banks in Stuart Street. 

3.5.6.5 Other Utility Systems 

Other active utility systems located in the Project site area include the City of Boston Public 
Works Department’s street light systems and the Transportation Department’s traffic signal 
conduit systems on public ways around the site.  There appear to be no steam lines or cable 
television lines in adjacent streets.  This will be confirmed with Trigen–Boston and 
Comcast.  
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4.0 COORDINATION WITH OTHER GOVERNMENTAL AGENCIES 

4.1 Massachusetts Environmental Policy Act 

The Project requires review under the Massachusetts Environmental Policy Act (MEPA), and 
an Environmental Notification Form (ENF) will be filed. 

4.2 Massachusetts Historical Commission 

Since the Project requires state permits, it is subject to review by the Massachusetts 
Historical Commission in accordance with M.G.L., Chapter 9, Sec. 26-27c, as amended by 
Chapter 254 of the Acts of 1988 (950 CMR 71.00).  The ENF will be submitted to the MHC 
to initiate the Chapter 254 review process.   

4.3 Architectural Access Board Requirements 

The Project will comply with the requirements of the Architectural Access Board and the 
standards of the Americans with Disabilities Act. 

4.4 Boston Civic Design Commission 

This PNF will be submitted to the Boston Civic Design Commission by the BRA as part of 
the Article 80 process.  

4.5 Massachusetts Turnpike Authority Approval for Air Rights 

The Project will require Air Rights Approval from the MTA to build over the Masspike. 

4.6 Massachusetts Bay Transportation Authority  

Any modifications to areas owned or operated by the MBTA will require coordination with 
and approval by the MBTA.    

4.7 Other Permits and Approvals 

Section 1.5 of this PNF lists agencies from which permits and approvals for the Project will 
be sought. 

4.8 Community Outreach 

The Proponent is committed to effective community outreach and will engage the 
community to ensure public input on the Project.   



 

 
 

 

5.0 PROJECT'S CERTIFICATION 

This form has been circulated to the Boston Redevelopment Authority as required by the 
Boston Zoning Code, Article 80. 
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