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ALLSTON YARDS
60 EVERETT STREET
ALLSTON, MA 02134

January 18, 2018

Director Brian P. Golden

Boston Planning & Development Agency
Boston City Hall, 9" Floor

Boston, MA 02201

Re: Aliston Yards Project
60 Everett Street, Allston, MA

Dear Director Golden:

Stop & Shop Supermarket Company LLC (Stop & Shop) with New England Development as Master Developer
(together, as appropriate, the “Proponent”), working in conjunction with Elkus Manfredi Architects as Master
Planner and in collaboration with The Bozzuto Group and Southside Investment Partners, are pleased to submit
the enclosed Project Notification Form ("PNF") to initiate review under Article 80 of the Boston Zoning Code for
the redevelopment of the existing retail center (the “Proposed Project”) located at 60 Everett Street in the Allston
neighborhood of Boston (the “Project Site"). On February 10, 2017, a Letter of Intent was submitted indicating the
intent to file the PNF.

The Proponent intends to redevelop the existing approximately 10.6-acre Project Site with a phased mixed-use,
transit-oriented development consisting of residential, office, a flagship grocery store, as well as other ground-
floor retail, restaurant, and fitness uses. In addition, the Proposed Project will include a new approximately 24,000
square foot (half-acre) community green to be activated with programming to enhance use and enjoyment, such
as outdoor health and wellness events, public art exhibits, music concerts and holiday festivals.

The Proposed Project will result in significant public benefits, including, without limitation:

e Extensive transportation infrastructure, including new street network, constructed as part of the initial
work

e Substantial pedestrian, bicycle, and vehicular improvements

e Open Space, including a new 24,000 square foot (half-acre) Community Green to be programmed for
Year-Round Use

e Increased housing options for the community (i.e., varying sizes and price points), including
homeownership units and affordable units consistent with the City's Inclusionary Development Program

e Multi-million dollar endowment to fund programs, organizations, groups and/or others that promote
wellness, healthy eating, education, public realm and transportation enhancements

* Increased commuter rail ridership to support the viability of the new Boston Landing Station

The Proposed Project's initial phase of development will be located on the northeast parcel of the Project Site and
will consist of a mix of uses, including up to 360 residential units, the new grocery store, and new community
space (both outside and inside) for Allston-Brighton residents to use as a gathering place for neighborhood
meetings, educational, and special events, and ground floor retail uses. Iin addition, a restaurant is proposed as
part of the new approximately half-acre community green. Structured parking will be provided to support this
initial phase. During this initial phase, there will also be site-wide improvements, including roadway and utility



ALLSTON YARDS
60 EVERETT STREET
ALLSTON, MA 02134

infrastructure improvements suitabte for the full build-out of the Proposed Project. Upon completion of the initial
phase, the remaining buildings are planned to be developed in multiple phases over several years. The current
Stop & Shop grocery store will remain open throughout the initial development.

We look forward to continuing to work with the BPDA, Impact Advisory Group, elected officials and the
community in the review and implementation of the Allston Yards Project. We are very excited for the opportunity
to transform an underutilized urban site into a vibrant mixed-use neighborhood.

Sincerely,

Guy Stutz ephen R. Karp

Stop & Shop Supermarket Company Chairman, Chief Executive Officer, New England
Development

cc Mr. Jonathan Greeley

Ms. Casey Hines
David Manfredi, Elkus Manfredi Architects
John E. Twohig, Esquire
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Executive Summary

Allston Yards

Stop & Shop Supermarket Company LLC (“Stop & Shop”) with New England
Development as Master Developer (together, as appropriate, the “Proponent”),
working in conjunction with Elkus Manfredi Architects as Master Planner and in
collaboration with The Bozzuto Group and Southside Investment Partners is pleased
to present the Allston Yards project (the "Proposed Project"). The Proposed Project
will replace an existing retail center located at 60 Everett Street in the Allston
neighborhood of Boston, Massachusetts (the "Project Site") with a vibrant mixed-
use, transit-oriented development focused around healthy living, including a
walkable street grid, new activated open space and community space, a new state-
of-the-art, flagship grocery store, and substantial public benefits.

Anticipated to be built out over several years, the Proposed Project will consist of
residential, office, grocery, restaurant, fitness and retail uses, as well as a new
approximately 0.5-acre community green, activated with year-round programming
to enhance public use and enjoyment.

Initial Phase

The initial phase of the Proposed Project will include construction of a mixed-use
building, and site-wide transportation and public realm improvements, including a
new approximately 0.5-acre community green located at the corner of Arthur Street
and the new Guest Street Extension (described further below under ‘Transportation
Improvements’). The initial phase is proposed to consist of a mix of uses, including
up to 360 residential units, a new flagship urban-style grocery store, new community
space (both outside and inside) for Allston-Brighton residents to use as a gathering
place for neighborhood meetings, educational, and special events, and ground floor
retail uses located on the northeast parcel of the Project Site. In addition, a
restaurant is proposed as part of the community green. Structured parking will be
provided to support this initial phase.

A phased demolition and construction plan allows the existing Stop & Shop to
remain open and continuously serve its neighbors and customers during
construction of the initial phase.

Full Build

Upon completion of the initial phase, the remaining buildings are planned to be
developed in multiple phases over several years, depending on market conditions or
other factors. The Proposed Project can accommodate a variety of phasing
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scenarios. In the interim, the area will be stabilized and maintained as the future
phases are developed.

Transportation Improvements

To ensure the Proposed Project will operate harmoniously with adjacent and other
planned developments, the Proponent studied the Proposed Project's traffic together
with the traffic anticipated to be produced by other planned developments. Once
studied, the Proponent has proposed on- and off-site transportation improvements that
ensure that the Proposed Project's traffic impacts are fully mitigated, but also ensure
that traffic from these other projects is also adequately and sufficiently managed to
allow for the continued success and vibrancy of this exciting area of the City.

The transportation improvements proposed to support the Proposed Project at full
build, and that the Proponent will construct with the initial phase, include:

»  Construction of the extension of Guest Street into and through the Project Site
("Guest Street Extension"), including:

Connection to the other new and surrounding streets and intersections,
including Arthur Street, East Street, and Everett Street;
Construction of a new and improved signalized Guest/Everett Street intersection;

Construction of a new and improved signalized Guest/Arthur Street
intersection; and

Pedestrian and bicycle accommodations, as well as on-street parking.

» Construction of the extension of Braintree Street as a new two-way multi-modal
roadway that provides for accommodations for pedestrians and bicyclists to access
the Boston Landing MBTA commuter rail station, as well as access to service/loading
internal to the new buildings ("Braintree Street Extension").

> Intersection improvements, including new signage, striping, and curbing at Braintree
Street/Everett Street to provide better definition of the intersection.

> Improved site access and circulation through the creation of new East and West
Streets (West Street will be constructed as part of a later phase).

»  Pedestrian and bicycle accommodations throughout the Project Site connecting to
the surrounding neighborhood and the Boston Landing MBTA commuter rail station.

»  Provision of both indoor and outdoor bike parking spaces, as well as potential
installation of an additional bike-share station on-site.

Executive Summary
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Public Benefits

The Proposed Project will bring substantial benefits, including:

>

Significant, "up front" transportation and infrastructure improvements totaling at
least $6,500,000, which will facilitate redevelopment of the Project Site and
surrounding sites with an interconnected, multi-modal street grid. The Proposed
Project will connect the benefits realized by Brighton from other projects to Allston
and will help connect these neighborhoods through the new street grid.

Creating substantial net new annual real estate tax revenue for the City, as well as
state sales and business tax revenue.

Creating new construction and permanent jobs. By keeping the existing supermarket
open during the initial phase of construction, store employees will have
uninterrupted employment.

Providing for an increase in housing options (i.e., varying sizes and price points),
including homeownership units and affordable units consistent with the Inclusionary
Development Program. The Proposed Project includes a substantial (over 100 units)
homeownership commitment and will comply with the City's Inclusionary
Development Policy in addition to the homeownership commitment.

Providing substantial Development Impact Project exaction payments of
approximately $3,000,000.

Providing a new, modern flagship urban-style grocery store. Stop & Shop has robust
sustainability and healthy eating initiatives including those focused on nutrition,
healthy eating, education and fighting childhood hunger that will be utilized as part
of programming the community gathering space and partnering with area
organizations.

Providing for a community gathering space as part of the initial phase. This
community gathering space will be available for use by community groups and
organizations and the Proponent also envisions partnering with groups to use the
space to offer healthy eating, nutritional and educational classes and programs. The
Proponent anticipates working with the community through the Large Project Review
process to solicit input and further refine the details of the community gathering
space uses and programs.

Providing an approximately half-acre community green to be actively managed and
programmed by the Proponent for community use. The community green has been
located to encourage use by the community and neighbors and will be actively
programmed year-round with uses, such as food trucks, art festivals, music events,
movie nights or other seasonal and holiday events, such as ice cream socials in the
summer, or holiday light and snow sculpture events in the winter. The Proposed
Project will create a common area management entity to manage and program such
areas as the community green and community space.
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Increased connection to the new, recently opened Boston Landing MBTA commuter
rail station.

Supporting the viability of the recently opened Boston Landing MBTA commuter rail
station through increased ridership, and by supporting frequency of stops and
weekend service at the station.

Sustainable, transit-oriented development that is consistent with the City of Boston's
and community's vision from the Brighton Guest Street Area Planning Study’ and
Smart Growth principles.

Providing new residents to patronize existing stores, restaurants, bars and amenities
of the community, helping small business owners.

To further the wellness, educational, public realm and transportation enhancement
themes of the Proposed Project, the Proponent envisions endowing a “Wellness and
Public Realm Fund” to be available to the community including schools, community
groups, athletic organizations and others to promote wellness, education and public
realm and transportation enhancements. The Wellness and Public Realm Fund is
proposed to be funded by each of the four principal buildings as part of the
Proposed Project and initially available for payment over a ten-year period, to ensure
an extended and continuing fund to benefit the community, with such payments to
commence as buildings come online. The Proponent will work through the Large
Project Review process to determine the mechanism to administer the Fund to
ensure it will provide funds to further recipient organizations’ wellness and
educational missions and quality of life enhancements to the public realm and
transportation infrastructure.

In total, the Proposed Project will provide substantial mitigation commitments
including: (i) significant transportation and infrastructure improvements; (ii)
homeownership units; (iii) affordable housing units; (iv) Development Impact Project
exaction payments; (v) a new grocery store; (vi) a new community gathering space;
(vii) a new half-acre community green, which if considered a development parcel
would be valued at approximately $6,000,000, without improvements; (viii) new tax
revenues; (ix) new construction and permanent jobs; and (x) Wellness and Public
Realm Fund. These commitments total approximately $18,000,000 - $20,000,000 and
represent a significant investment in the community.

Conclusion

The Proposed Project, including its significant, "up front" infrastructure
improvements and mitigation, provides for the opportunity to transform an
underutilized urban area into a vibrant mixed-use neighborhood providing
significant benefits while minimizing impacts. The Development Team is committed
to working closely with the City and local community to ensure the Proposed Project

1 Boston Planning & Development Agency, Brighton Guest Street Area Planning Study (Boston, Massachusetts), March 2012.
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is consistent with both the community's long-term vision of the Guest Street
Planning Study and the Mayor's housing plan, as well as complementing adjacent
recent development.
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Project Description

Stop & Shop Supermarket Company LLC (“Stop & Shop”) with New England
Development as Master Developer (together, as appropriate, the "Proponent”),
working in conjunction with Elkus Manfredi Architects as Master Planner, and in
collaboration with The Bozzuto Group and Southside Investment Partners is pleased
to submit this Project Notification Form (“PNF") to initiate review by the Boston
Redevelopment Authority, d/b/a Boston Planning & Development Agency (the
"BPDA") under Article 80 of the Boston Zoning Code (the “Code”) for the
redevelopment of the existing retail center located at 60 Everett Street in the Allston
neighborhood of Boston (the “Project Site"). The redevelopment project is referred
to as Allston Yards (the "Proposed Project"). Refer to Figure 1.1 for a site location
map.

The Proponent intends to redevelop the existing approximately 10.6-acre Project
Site with a mixed-use, transit-oriented development (“TOD") consisting of
residential, office, restaurant, fitness and retail uses, including a flagship grocery
store, and a new approximately 0.5-acre community green, activated with
programming to enhance use and enjoyment, such as outdoor health and wellness
events, public art exhibits, music concerts and holiday festivals. As described further
below, the Proposed Project is anticipated to be built out over several years.
Through the redevelopment master plan, the Proponent strives to achieve the
following goals:

> Create a mixed-use, TOD project based on community, Impact Advisory Group
("IAG"), and city feedback that is consistent with the vision of the Guest Street
Planning Study (defined below) and aligned with Smart Growth principles;

> Continue Stop & Shop's 20-plus year commitment to the Allston-Brighton
neighborhood by constructing a new state-of-the-art, flagship grocery store in a
location and configuration to allow the existing supermarket to remain open
during construction;

> Provide a range of housing options in a variety of sizes and price points,
including an opportunity for affordable units and home ownership units;

> Connect the Project Site to the larger surrounding street grid, thereby improving
vehicular circulation for the neighborhood;

> Provide new connections for transit, bicycles, and pedestrians;

> Create community space (both outside and inside) for Allston-Brighton residents
to use as a gathering place for neighborhood meetings and special events; and

> Incorporate attractive landscaping and publicly-accessible open spaces
throughout the Project Site, including a programmed approximately 0.5-acre
community green, landscaped plazas, and large sidewalks all activated through
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lighting, site furnishings, special paving, wayfinding signage, connectivity to
retail/restaurant/café spaces and/or public art.

> Provide Development Impact Project exactions payment estimated at $3 million,
subject to final project uses.

> Create approximately 2,500 new construction jobs and more than 1,000 new
permanent jobs.

> Create substantial net new annual real estate tax revenue for the City, as well as
state sales and business tax revenue.

Over the last 18 months, the Proponent has worked with its development team,
abutters, elected officials and BPDA staff to develop the enclosed plans for the
Proposed Project. In doing so, the Proponent strived to make the Proposed Project
substantially consistent with the Brighton Guest Street Area Planning Study
completed in 2012 (the “Guest Street Planning Study”).!

This PNF presents details about the Proposed Project and provides preliminary
analysis of traffic/transportation, potential environmental impacts, and infrastructure
needs to inform reviewing agencies and the community about the Proposed Project,
its potential impacts, and the mitigation measures proposed to address those
potential impacts.

Project Site History and Background

The history and evolution of the Project Site has been marked by advances in
modern transportation and industrial development. It is located immediately
adjacent to the Allston-Brighton Stockyards, which were developed along with the
construction of the Boston & Worcester Railroad tracks. A line spur veered off the
main tracks through the Project Site delivering livestock from all over New England.

Designs from a 1909 City plan show a future street grid for the Project Site that
would never be realized due to intervening developments on the Project Site,
including smaller parcels and a connection back to North Beacon Street. The Arthur
C. Harvey Company (“Harvey Steel”) constructed a warehouse in the early 1900's
with a floorplate nearly 500 feet by 500 feet for the fabrication and distribution of
steel and iron parts and pieces. With a distinct saw-tooth roof and brick facade, the
building fronted Everett Street and created internal driveways to ring the building
and connect back to Braintree Street. The elimination of two of the four rail lines and
the construction of the Massachusetts Turnpike/Interstate 90 (the “Turnpike”, or I-
90) in the early 1960’s paved the way for continued evolution of the Project Site.

In 1997, Stop & Shop purchased the Project Site from the Ryerson Steel Company.
After a significant investment of millions of dollars to perform environmental
remediation on the site and construct a 100,000-square foot shopping center, a Stop
& Shop store opened in 1998. The existing shopping plaza has been serving the

1 Boston Planning & Development Agency, Brighton Guest Street Area Planning Study (Boston, Massachusetts), March 2012.
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Allston-Brighton community for nearly 20 years, during which time the Guest Street
corridor has evolved from its roots as an industrial district to a mixed-use district.

In 2012, neighborhood stakeholders, local officials, and city planners collaborated to
produce the Guest Street Planning Study, providing recommendations for the future
development of this corridor, including the creation of a comprehensive street grid,
substantial open spaces, a mix of uses and the placement of taller building heights.
These planning concepts are consistent with Mayor Walsh's housing plan Housing A
Changing City: Boston 2030% and widely accepted Smart Growth principles, such as
creating a TOD with new housing alternatives, walkable neighborhoods, and a live-
work-play community. The Proponent seeks to continue to invest in the community
by addressing the need for a new state-of-the-art grocery store while realizing the
goals and vision provided in the Guest Street Planning Study for the Project Site.
Over the last 18 or so months, the development team has worked closely with the
BPDA, Boston Transportation Department (BTD), and other city staff, as well as local
area elected officials, property abutters, and leaders of local community groups to
better ensure the Proposed Project is consistent with the community’s vision for the
area.

Site Context and Existing Site Conditions

The Project Site lies within the growing neighborhood of Allston just south of the
Turnpike bounded by the Everett Street bridge to the east, Arthur Street, the Boston
Volvo Village dealership and a mix of other uses that front on North Beacon Street
to the south and the Boston Landing redevelopment project to the west. Refer to
Figure 1.2 for the Project Site context.

New, planned or potential development adjacent to the Proposed Project include:

> Boston Landing—a partially complete mixed-use development on an
approximately 15-acre site consisting of sport-related facilities, hotel, office
space, retail and restaurants, and residential housing, including The Residences
at 125 Guest Street currently under construction to be opened in Spring 2018.

> The Boston Landing MBTA commuter rail station—a new, recently opened stop
on the Framingham/Worcester line that connects to downtown Boston and
points west.

> Boston Volvo Village dealership—planned for redevelopment of an existing car
dealership use with future redevelopment opportunities.

Figure 1.3 shows the existing site plan and Figure 1.4 shows photographs of the
existing site conditions. The Project Site currently houses approximately 100,000
gross square feet of retail space, including an approximately 65,000-square foot
Stop & Shop constructed in 1998 with smaller ancillary retailers in a one-story
building with an approximately 450-space surface parking lot. Access to the Project

2  City of Boston, Housing A Changing City: Boston 2030, October 2014. Website: https://www.boston.gov/finance/housing-
changing-city-boston-2030
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Site, as shown on Figure 5.2, is currently provided by multiple driveways connecting
to the surrounding roadway network, including:

> A two-way access to Guest Street;
> Atwo-way access to Arthur Street;

> A one-way “in-only” access from Braintree Street underneath the Everett Street
overpass; and

> A one-way "in-only” access from Everett Street.

Arthur Street is a public way that extends from North Beacon Street to Hichborn
Street where it then turns into a private access drive into the Project Site. An internal
driveway rings the Project Site with truck delivery to the existing retail center
occurring along the Turnpike frontage from Braintree Street.

The existing grocery store layout and circulation pattern are modeled on a suburban
prototype where the retail and parking are seen more as an isolated destination.
The surface parking and current site design lacks connectivity to the adjacent
neighborhood and abutters. Coupled with a lack of program diversity, the existing
site lacks the activity and vibrancy found in thriving mixed-use environments; all
issues which the Proposed Project addresses.

Project Description

Consistent with the City's and community’s vision from the Guest Street Planning
Study and Smart Growth principles, the Proposed Project provides the opportunity
to transform an underutilized urban site currently consisting of big box retail with a
vast surface parking lot into a vibrant mixed-use neighborhood focused on healthy
living and eating. The Proposed Project builds on and complements the newly
created Boston Landing development, which promotes the theme of an active
lifestyle and physical fitness by providing a connected and walkable community with
a mix of uses, as listed below. The Proposed Project will provide direct access to a
new commuter rail station and other amenities, such as a flagship grocery store,
publicly-accessible, activated open space, and a new street grid with widened
sidewalks activated by ground floor retail that connect to the existing neighborhood.
As part of the new grocery store, the Proponent plans to expand its healthy eating
and living programs to include a publicly-accessible rooftop terrace. The following
uses are proposed:

>  Residential;

> Office;
> Grocery;
> Retail;

>  Restaurant;
>  Fitness;

> Open space and programmed open space;
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> Community gathering space; and

> Parking.

Figure 1.5 presents the proposed full build conditions plan. A phased demolition and
construction plan allows the existing Stop & Shop to remain open and continuously
serve its neighbors and customers during construction of the initial development of
Building 1. Upon completion of Building 1, the remaining buildings are planned to

be developed in one or more phases, depending on market conditions and other
factors.

Development Program

Full Build

Table 1-1 summarizes the proposed full build development program for the
Proposed Project.

Table 1-1 Proposed Development Program Summary*

Use Approximate Size
Residential Up to 1,050 units’

Office 300,000 GSF?3

Grocery 67,000 GSF*

Retail/Restaurant 50,000 GSF°

Community Green 0.5 acres®

Parking Up to 1,300 spaces’

* Note: To be developed in multiple buildings each of which can be developed together or independently
of the other. Consistent with the uses as detailed above, the mix of uses constructed will be in
response to evolving market conditions.

GSF  Gross Square Feet including mechanical/unusable space.

1 To consist of a range of housing types, sizes, and price points, including affordable units and
home ownership units.

2 Includes amenity space.

3 May be substituted for residential use consisting of approximately 340 units; however, office use is

more impactful from a transportation perspective and, therefore, is being analyzed as such under
the Article 80 review for the Proposed Project.

Includes 3,000 square feet of community space.

Includes restaurant space proposed throughout; locations to be determined.

May include a restaurant with outdoor seating.

Consists of structured and at-grade off-street parking spaces. An additional approximately 30
on-street parking spaces will be provided along Guest Street Extension.

~N o Ul M

Initial Phase and Site Improvements

The design of Building 1 and site-wide improvements have been further advanced,
as it is currently contemplated as the initial phase of development. In summary, the
initial development phase will include:

> Up to 360 residential units;
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> A new flagship urban-style grocery store;
> Ground floor retail; and
> Community gathering space.

> An approximately 0.5-acre community green, with the potential for a
restaurant/café with outdoor seating.

> The roadway and utility network infrastructure, suitable for the full build-out of
the Proposed Project and needed to support existing, approved, and proposed
projects in the area, such as Boston Landing.

> Construction of the extension of Guest Street into and through the Project Site
("Guest Street Extension”), including:

Connection to the other new and surrounding streets and intersections,
including Arthur Street, East Street, and Everett Street;

Construction of an improved signalized Guest/Everett Street intersection; and

Construction of an improved Guest/Arthur Street intersection.

> Construction of the extension of Braintree Street as a new two-way multi-modal
roadway that replaces the existing retail service/loading area while also
providing for accommodations for pedestrians and bicyclists to access the
Boston Landing MBTA commuter rail station, as well as access to Project
service/loading internal to the new buildings (“Braintree Street Extension”);

> Pedestrian and bicycle accommodations throughout the Project Site connecting
to the surrounding neighborhood and the Boston Landing MBTA commuter rail
station; and

> Approximately 410 structured parking spaces, as well as on-street parking.
The existing Stop & Shop will remain open during the construction of Building 1.

The location and configuration of the proposed store will allow for the existing
supermarket to remain open during construction. Pedestrian access to the new
grocery store will be located on the corner of Guest Street Extension and East Street
(as shown on Figure 3.7), allowing visibility and convenient access from the adjoining
neighborhood. A valet pick-up area internal to the building is also planned to allow for
convenient pickup without affecting entry/exit from the parking garage.

Townhouse-style residential units are proposed along East Street in Building 1 to
provide an activated street level. An additional 14 stories of apartments set in an
‘L-shaped’ building is proposed above the grocery podium. Pedestrian access to the
residential building will be located off Guest Street Extension in a ground-floor
lobby with supporting first floor amenity space, which may include the leasing office
and/or concierge. The residential component will contain supporting amenities on
the upper floors, such as a roof deck accessible to building residents. There will also
be green roof areas, as well as balconies for some units. Resident bicycle storage will
be located on the first floor near the garage entrance, within the podium levels, as
well as in the parking garage.
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The current design of Building 1 provides the opportunity for a public gathering
space. The Proponent intends to further define the appearance and planned use of
this space with community input through the Article 80 public review process, which
may include programming by the Proponent and others.

Later Phase Buildings

The designs for Buildings 2 through 4 have not been as advanced as Building 1;
however, the Proposed Project can accommodate a variety of phasing scenarios.
Each of the proposed buildings can be developed together with or independently of
and in differing sequences with the others and the mix of uses presented in Table 1-
1 allows the Proposed Project to remain responsive to evolving market conditions.
Depending on market conditions or other factors, uses may be relocated to another
building, while remaining consistent with the overall program, site-wide
improvements and mitigation commitments, which will be established through the
Article 80 review process. The flexibility of sequencing is critical to the Project's
ability to respond to market conditions. However, as stated above, the Proponent
has committed to the infrastructure as part of the initial phase of development to
support the full build program.

Improved Site Access

The new, recently opened Boston Landing MBTA commuter rail station abutting the
Project Site directly to the north provides direct access to downtown Boston and
points west. The Proposed Project supports the growing Allston neighborhood,
through an improved street grid that will help knit together the existing
neighborhood to the east and south with the higher-density Boston Landing
development to the west along the Guest Street corridor. As described further in
Chapter 5, Transportation, proposed site access improvements include:

> Guest Street Extension, a new two-way multi-modal roadway that connects
existing Guest Street and Everett Street while also providing enhanced
accommodations to pedestrians and bicyclists, and on-street parking;

> Braintree Street Extension, a new two-way multi-modal roadway that extends
existing Braintree Street into the Project Site replacing the existing retail
service/loading area while also providing for accommodations for pedestrians
and bicyclists to access the Boston Landing MBTA commuter rail station, as well
as access to service/loading internal to the new buildings;

> Improved intersections at Everett Street/Old Everett Street/Guest Street
Extension and Arthur Street/Guest Street/Guest Street Extension allowing full
access and egress to and from the Project Site;

> Improved Braintree Street/Old Everett Street intersection, including new signage,
striping, and curbing at to provide better definition of the intersection;

> Improved site access and circulation through the creation of new East and West
Streets providingDirect pedestrian access to the new Boston Landing MBTA
commuter rail station (on the Framingham/Worcester Line);
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> Pedestrian and bicycle accommodations throughout the Project Site connecting
to the surrounding neighborhood; and

> Provision of both indoor and outdoor bike parking spaces (as required by
building), as well as potential installation of an additional bike-share station on-
site.

Public Realm Improvements

The Proposed Project will create approximately 3 acres of public realm space—site
area dedicated to streets, sidewalks, hardscape plazas, and an approximately
0.5-acre community green accessible for all residents and the greater Allston-
Brighton community at the corner of Guest and Arthur Streets (Figure 1.5). The
community green is in keeping with the Guest Street Planning Study, which plans for
a “necklace of open spaces linked together by the Guest Street/Braintree Street
spine.” As called out in this same study, the community green will be a “leafy pocket
park” where “locals and visitors of all ages can enjoy a range of outdoor activities.”
The community green, as currently planned, will allow for programming by the
Proponent in conjunction with the community and may include restaurant/cafe
space with an outdoor dining area. The community green has been strategically
located to connect the Proposed Project with the Boston Landing neighborhood
currently under construction. Refer to Section 3.6 of Chapter 3, Urban Design for
further detail on the proposed public realm improvements.

Urban Design Approach

Consistent with the Guest Street Planning Study's goal of providing for development
parcels in scale with the adjacent neighborhood parcels and block, the Project Site has
been divided into five (5) blocks, subject to future phasing and market uses. The
development team has worked to incorporate a series of key connections (vehicular,
pedestrian, and bicycle) through the Project Site, as described previously in Section 1.3.2.
To provide for walkability throughout the Project, publicly-accessible walkways will be
provided along all streets within the Project Site. Both sides of Guest Street Extension will
have small-scale retailers to support a mix of retail and restaurant uses with active
storefronts.

The primary division of the Project Site includes the extension of Guest Street, or
Guest Street Extension, which will connect to new and improved intersections at
Everett and Arthur Streets consistent with the Guest Street Planning Study
guidelines, as described more fully in Section 1.6.1 below. Previous studies
conducted on behalf of the Boston Landing Master Plan looked at a new connection
of Guest Street to a road aligning south of Harvey Steel Road and requiring
demolition of building(s) and removal of surface parking to access Everett Street.
The proposed Project Site plan layout and Guest Street Extension aim to simplify this
connection and make a more logical link to Everett Street to improve circulation and
access for adjacent neighborhoods. The Proposed Project also aims to provide view
and pedestrian corridors to the Boston Landing MBTA commuter rail station north of
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the Project Site. Refer to Section 3.3.1 of Chapter 3, Urban Design for further detail
on the proposed site layout.

Project Schedule and Phasing

The Proposed Project is intended to be developed through a long-term multi-
phased approach over several years. The Proponent is undertaking a comprehensive
review of the Proposed Project’s impacts, in accordance with Article 80B of the Code,
so that these impacts can best be evaluated and mitigated at the full build
condition. As presented in greater detail in Chapter 5, Transportation and Chapter 6,
Environmental Protection, the majority of the impact analysis has been completed,
and additional analysis will be included in the Draft Project Impact Report (DPIR).

As noted earlier, the Proposed Project has been designed to accommodate a variety
of phasing scenarios, while allowing the development to progress in a thoughtful
and responsible manner. Essentially, each of the buildings have the ability to be
developed together or independently of the others and the mix of commercial,
residential, and retail uses, as detailed in the program summary (Table 1-1), allows
the Proposed Project to remain responsive to evolving market conditions.
Depending on market conditions or other factors, uses may be relocated to another
building, while maintaining the site-wide improvements and mitigation
commitments to be established through the Article 80 review process.3

Initial Phase

The initial phase of work, or the enabling phase, is anticipated to begin in the
second quarter of 2019 and will involve site preparation. As currently anticipated, the
initial development phase will include Building 1 and other site-wide improvements,
including enabling infrastructure and the community green (detailed previously in
Section 1.3.1).

The existing Stop & Shop will remain open during the construction of Building 1.
Upon completion of Building 1, the remaining buildings and Project Site are planned
to be developed in phases depending on market and other conditions. Under
interim conditions, some building areas may be temporarily improved with surface
parking areas or open areas.

Summary of Project Benefits

This section summarizes the many project benefits associated with the Proposed
Project. Collectively, the below-mentioned commitments equate to approximately
$18,000,000 - $20,000,000 representing a significant investment in the community.

3 The final program and site-wide improvements are subject to change depending on completion of Article 80 review.
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Public Benefits

>

Significant, "up front" transportation and infrastructure improvements totaling at
least $6,500,000 to facilitate redevelopment of the Project Site and surrounding
sites with an interconnected, multi-modal street grid.

Provide Development Impact Project exactions payment estimated at $3 million,
subject to final project uses.

Over the term of the Project, create approximately 2,500 new construction jobs
and more than 1,000 new permanent jobs.

Create substantial net new annual real estate tax revenue for the City, as well as
state sales and business tax revenue.

Increase housing options, including affordable housing consistent with the
Inclusionary Development Program.

Provide a range of housing types (i.e,, varying sizes and price points), including
homeownership units.

Deliver a new, modern flagship urban-style grocery store as part of the initial
development phase to support the on-site uses, as well as the broader
community.

Continue to operate the existing Stop & Shop while the new store is under
construction.

Provide community gathering space as part of the initial development phase of
development for use by neighborhood residents.

Create a new approximately 0.5-acre programmed community green, with the
potential for a restaurant/café with outdoor seating. If the community green
were considered a development parcel would be valued at approximately
$6,000,000, without improvements.

Offer a “Wellness and Public Realm Fund” to be available to the community
including schools, community groups, athletic organizations and others to
promote wellness, education and public realm and transportation
enhancements. The Wellness and Public Realm Fund is proposed to be funded
by each of the four principal buildings as part of the Proposed Project and
initially available for payment over a ten-year period, to ensure an extended and
continuing fund to benefit the community, with such payments to commence as
buildings come online. The Proponent will work through the Large Project
Review process to determine the mechanism to administer the Fund to ensure it
will provide funds to further recipient organizations' wellness and educational
missions and quality of life enhancements to the public realm and transportation
infrastructure.

Improve access and circulation throughout the Project Site, including a
connection to the new, recently opened Boston Landing MBTA commuter rail
station.

Provide new residents to patronize existing stores, restaurants, bars and
amenities of the community, helping small business owners.
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Public Realm Activation

>

>

>

Transform an underutilized urban site into a vibrant mixed-use neighborhood.
Connect the Project Site to the Allston neighborhood.

Create a sustainable, true TOD project that is consistent with the City of Boston's
and community's vision from the Brighton Guest Street Area Planning Study and
Smart Growth principles.

Provide convenient walking routes to public transit, as well as to amenities in the
Allston and Brighton neighborhoods.

Provide a more pedestrian-friendly environment with sidewalks along all
roadways within the Project Site.

Transportation Benefits

>

Traffic generated by the Proposed Project can be accommodated at the study
area intersections through the implementation of planned improvements and
signal timing modifications planned as part of the initial phase of the Proposed
Project.

The Project Site's proximity to public transportation, including several bus lines
and the new MBTA Boston Landing Station, will help minimize the need for
vehicular travel.

The parking needs for the Proposed Project will be accommodated by a
proposed parking supply of up to 1,300 parking spaces.

Transportation improvements proposed as part of the Proposed Project have
been designed to accommodate pedestrian, bicycle, and vehicular traffic.

The Proposed Project provides a more pedestrian-friendly environment with
sidewalks to be constructed along all streets within the Project Site with
connections between Market Street, Everett Street, and North Beacon Street.

The Proposed Project provides an internal roadway network designed to be
compatible with bicycle use, including a new separated bike lane on Guest Street
Extension, as well as secure interior bicycle storage and at-grade bicycle racks.

The Proposed Project will include implementation of a Transportation Demand
Management (“TDM") Plan with specific measures to promote and encourage
residents, employees, and visitors to use alternative transportation modes.

The Proposed Project supports the viability of the recently opened Boston
Landing MBTA commuter rail station through increased ridership, and frequency
of stops and weekend service by creating additional housing units (including
home ownership) and promoting the use of the adjacent public transit services.

Sustainability/Environmental Benefits

Measures and strategies to help the Proposed Project minimize potential
environmental impacts and to achieve its sustainability goals are grouped into the
following categories:

1.0 — Project Description
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Site Location and Design

>

Reuse a previously developed site in a dense urban setting as opposed to
building on undeveloped open space.

Comply with all applicable stormwater management standards to the extent
practicable to improve water quality.

Manage stormwater runoff rate and provide infiltration through below-grade re-
charge and the incorporation of pervious surfaces.

Reduce heat island effect by incorporating greenery throughout the Project Site,
utilizing reflective roof materials and/or vegetated roofs, and providing the
majority of the on-site parking under cover.

Incorporate sustainable/green building design, construction, and operational
measures so that the Proposed Project is LEEDv4 certifiable, in compliance with
Article 37, Green Buildings of the Code.*

Incorporate adaptation and resiliency measures to address future impacts
associated with climate change.

Energy Conservation/GHG Emissions Reductions

>

Reduce overall annual energy consumption through the implementation of
energy optimizing building design and systems, which would result in a
reduction in stationary source CO; emissions when compared to a building
design that meets the minimum building code requirements.

Comply with the Massachusetts Stretch Energy Code requirement to be 10
percent better than ASHARE 90.1-2013.

Utilize potential energy conservation incentives offered by utility companies.

Consider providing preferred parking for low-emitting fuel-efficient vehicles
and/or electric vehicle charging stations to further reduce GHG emissions
associated with vehicles.

Continue to evaluate building design and alternative energy options throughout
design.

Water Conservation

>

Target substantial reduction of the annual potable water use for sewage
conveyance.

Reduce potable water for irrigation use through the use of efficient irrigation
systems, and drought tolerant trees, shrubs, and groundcover.

Resiliency

4 City of Boston Article 37 submittal requirements require completing a Leadership in Energy and Environmental Design
("LEED™") credit scorecard to demonstrate that a project meets the minimum requirements to achieve a LEED Certified level (all
LEED prerequisites and achieve at least 40 points) without requiring the project to be registered with or certified by with the
Green Business Certification Inc. (“GBCI").

1.0 — Project Description
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> Bury all new utilities below ground to reduce the possibility of a localized power
outage caused during extreme storm events.

> Incorporate protective plantings throughout and at the edges of the Project Site
to mitigate potential wind effects created by open spaces.

> Incorporate natural ventilation into the design of residential units, as
appropriate, to mitigate potential rising temperature impacts.

Community Outreach

The Proponent has conducted early community outreach. Introductory outreach has
also been made to members of the Guest Street Corridor Planning group, and
meetings with leaders of local community groups have been held. The Proponent
has also preliminarily reached out to representatives of adjacent land owners.
Additionally, the Proponent has met numerous times with local area elected officials
to provide an overview of the Proposed Project. Further outreach efforts, public
meetings, and community outreach will be conducted as part of the Article 80
review process.

Consistency with Applicable Plans & Policies

Brighton Guest Street Area Planning Study

The Proposed Project is located within the area of the Guest Street Planning Study.
The Guest Street Planning Study included a 100-acre area extending one-mile along
the Turnpike. The Guest Street Planning Study resulted from coordinated efforts of
multiple stakeholders and was approved by the BPDA in March 2012.

The long-term vision of the Guest Street Planning Study is to create an urban mixed-
use district featuring vibrant community uses and residential development resulting
in an area that will become a transit-oriented mixed-use destination with a blend of
workplaces, homes, and neighborhood amenities. The Project Site is located within
an area of the Guest Street Planning Study in which taller buildings and increased
floor area ratio (“FAR") are noted as appropriate. In summary, the goals of the Guest
Street Planning Study include:

> Locate greater building heights along the Turnpike with FARs that range from
3.0to0 4.0;

> Provide a diversity of uses;
> Provide increased open space;

> Provide a connected street grid, including:
Extending Guest Street from Arthur Street to Everett Street;
Completing the Arthur Street/Guest Street intersection;

Connecting Guest Street with Braintree Street through the addition of West
and East Streets; and

1.0 — Project Description
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Maintaining and improving the Braintree Street underpass connection.

The Proposed Project is consistent with the overarching goals of the Guest Street
Planning Study. Key attributes include:

> Building Height and Massing

Height and massing located along Guest Street Extension away from North
Beacon Street.

Screen the Turnpike from nearby residential neighborhoods.

Provide a building massing varied in height and orientation allowing for
interesting views up to the sky.

Design buildings with low-rise or mid-rise massing components (a base and
tower) to optimize views through the Project Site.
> Diversity of Uses

Provide a live-work-play community, including office, residential, grocery, retail,
fitness and restaurant uses.

Introduce a new flagship grocery store with expanded facilities and community
center, including a publicly-accessible rooftop terrace.

Provide a variety of housing types, including townhouses to activate the street
level.

Create an active mixed-use corridor by locating retail, office entry, and
residential lobbies along the Guest Street Extension.
> Open Space

Provide increased open/pervious space on a site that is currently almost
completely impervious.

Create a new approximately 0.5-acre programmed community green, with the
potential for restaurant/café space with outdoor seating.

Develop a range of street types with a pattern of smaller blocks and public
spaces integrated throughout.
> Connected Street Grid

Create new pedestrian and bicycle accommodations to encourage a healthy,
active life-style.

Complete the Guest Street/Arthur Street intersection.

Connect to and maintain the underpass at Braintree Street while introducing a
more functional two-way operation.

Link the Project Site back into the adjacent neighborhoods by providing a
neighborhood-scale street grid to the Braintree Street neighborhood to the
east, and connecting the transportation network to Everett Street.

1.0 — Project Description
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Connect Market and Guest Streets with an extension of Guest Street to Everett
Street (Guest Street Extension), including a reconstructed and improved Guest
Street/Everett Street intersection, with a sidewalk for pedestrians and bicycle
accommodations.

Boston Landing Project

As previously mentioned, Boston Landing is a mixed-use development on an
approximately 15-acre site located along the Turnpike and adjacent to the Project
Site in Boston's Allston-Brighton neighborhood. Formerly an industrial site, at full
build out, Boston Landing will provide approximately 650,000 square feet of new
office and lab space, a 350,000-square foot sports complex, a 295-unit residential
complex, a 175-room hotel, and approximately 65,000 square feet of restaurant and
retail space throughout the site.

The Proposed Project looks to complement and reinforce many of the strong design
characteristics and planning direction seen at Boston Landing. The Proposed Project
extends the vibrant, pedestrian-oriented streetscape of existing Guest Street
through its Project Site to Everett Street. With improved access and circulation along
a retail-, restaurant- and residential-oriented Guest Street Extension, both sites will
benefit from the density and program mix. Buildings lining Guest Street Extension
thoughtfully frame the community green to create programmed open space
between the two sites as an amenity for those who work and live in the
neighborhood. The proposed building heights are consistent with the existing and
planned Boston Landing buildings so that the two developments relate while each
afford dynamic downtown views. The network of streets created on the Project Site
ties into the new Boston Landing MBTA commuter rail station at the end of West
Street. Therefore, the Proposed Project will complement and enhance the success of
the Boston Landing project by providing a variety of uses and connectivity between
the two projects and surrounding street grid.

Conclusion

The Proposed Project is consistent with both the community’s long-term vision of
the Guest Street Planning Study and the Mayor’s housing plan, and it complements
adjacent recent development (Boston Landing) in that it provides a mix of uses,
including a variety of housing types, supported by direct access to a new commuter
rail station and other amenities, such as a flagship grocery store, a publicly-
accessible community green, and a new street grid with widened sidewalks activated
by ground-floor retail and restaurants that connect to the existing neighborhood.
The Proposed Project, including its significant, “up front” infrastructure
improvements and mitigation provides for the opportunity to transform an
underutilized urban site currently consisting of big box retail with a vast surface
parking lot into a vibrant mixed-use neighborhood while minimizing environmental
impacts, as demonstrated herein.

1.0 — Project Description
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Regulatory Context and General
Information

This chapter summarizes the local planning and regulatory controls and anticipated
permits and approvals applicable to the Project.

Planning/Zoning and Regulatory Controls

The Project Site is located within the Guest Street Local Industrial Sub-district (the
"Guest Street LI-2 District”) within the Allston-Brighton Neighborhood District
governed by Article 51 of the Code. While not adopted as zoning, the Project Site is
located within the area of the Guest Street Planning Study, discussed above. The
Project Site is not within any zoning overlay districts. Zoning relief for the Proposed
Project will be required to be obtained through adoption of a Planned Development
Area Development Plan (the "PDA Development Plan”), pursuant to Article 80C of
the Code. Planned Development Areas are specifically allowed in the Guest Street LI-
2 District by Section 51-44 of the Code.

As described further below, the Proposed Project will require Large Project Review
pursuant to Article 80B of the Code and adoption of a PDA Development Plan
pursuant to Article 80C of the Code. This PNF is filed to commence study of the
potential impacts for the entire Proposed Project under Large Project Review.
Similarly, the PDA Development Plan to be submitted and adopted for the Proposed
Project will include the entire Project Site and Proposed Project. Filing for Large
Project Review and a PDA Development Plan for the entire Proposed Project will
allow the Proposed Project’s impacts, mitigation and program to be studied and
reviewed in a comprehensive manner. As the design of the initial phase of the
Proposed Project is more advanced, the Proponent will seek approval of the design
of Building 1 by the Boston Civil Design Commission (“BCDC") in conjunction with
the Proposed Project’s Large Project Review, with the design and review of later
phase buildings to follow.

Demonstration of Compliance with Zoning

Uses

In the Guest Street LI-2 District, all office uses, open space uses, certain restaurants
and local retail uses are allowed by right. General retail uses are allowed by
conditional use permit; residential uses are not permitted. As noted above, zoning
relief to allow the Proposed Project’s uses, as necessary, will be obtained via
adoption of a PDA Development Plan. The appropriate number of required off-street

2.0 — Regulatory Context & General Information
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parking spaces and off-street loading facilities for the Proposed Project will be
determined through Large Project Review. The Proposed Project’s general
conformity of proposed parking, including bicycle parking, to Boston Transportation
Department guidelines is addressed in Chapter 5, Transportation.

Building Dimensions

The Guest Street LI-2 District allows building dimensions of up to 45 feet in building
height, a FAR of 2, front yards of 5 feet and rear yards of 12 feet. The Guest Street LI-
2 District also requires 50 square feet of open space per dwelling unit. As noted in
the Guest Street Planning Study, the majority of the Study area, including the Project
Site, is zoned as a local industrial sub-district, a classification that is “somewhat
outdated and could limit the range of future development.” As the Project Site is
located along the Turnpike, the Project Site is located within an area of the Guest
Street Planning Study in which a FAR range of 3 to 4 was recommended, as well as
taller building heights. The Proposed Project’s preliminary FAR based on the total
area of the Project Site is approximately 3.1 (excluding below-grade space, parking,
ramps, mechanical space and interior bike storage space). The Proposed Project’s
preliminary building heights, which range from approximately 100 to 235 feet,
calculated in accordance with the Code, are consistent with the building heights of
the adjacent Boston Landing project.

Notwithstanding the general conformity of the Proposed Project to the Guest Street
Planning Study, the Proposed Project will require zoning relief from the building
height, FAR and other dimensional requirements of underlying zoning. As noted
above, zoning relief will be obtained through adoption of a PDA Development Plan.

List of Anticipated Permits/Approvals

Table 2-1 presents a preliminary list of permits and approvals from governmental
agencies that are expected to be required for the Proposed Project, based on
currently available information. It is possible that only some of these permits or
actions will be required, or that additional permits or actions may be required.

Article 80 Large Project Review

The Proposed Project involves new construction in excess of 50,000 square feet of
Gross Floor Area, and as a result, it is subject to Large Project Review pursuant to
Article 80B of the Boston Zoning Code (the “Code"). The Proponent filed a Letter of
Intent (“LOI") with the BPDA on February 10, 2017 (a copy of which is provided in
Appendix A). Under the Mayor's Executive Order dated October 10, 2000, and
amended April 3, 2001, regarding mitigation for development projects, the Mayor
will appoint an Impact Advisory Group to advise the BPDA on mitigation measures
for projects undergoing Large Project Review.

This PNF initiates the development review process and aims to meet requirements of the
City of Boston Article 80B, Large Project Review by presenting initial details on the
Proposed Project based on its conceptual design, including supporting plans, preliminary
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information on sustainability and resiliency, in accordance with Boston Zoning Code Article
37 Green Buildings (Article 37), and the Climate Change Preparedness and Resiliency Policy
(Resiliency Policy), respectively, a comprehensive transportation analysis, initial evaluation
of potential environmental impacts and descriptions of available infrastructure and nearby
historic resources. Upon review of public and agency comments on this PNF, as well as any
further responses to comments made by the Proponent, the BPDA will issue a Scoping
Determination, which will outline the additional information required as part of the Draft
Project Impact Report (DPIR) filing.

Also in connection with the Large Project Review, the Proposed Project will be
subject to, among other requirements: (i) BCDC Review; (ii) Development Impact
Project Exactions under Section 80B-7 of the Code; and (iii) the green building
requirements of Article 37 of the Code.

2.0 — Regulatory Context & General Information
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Table 2-1 Anticipated Project Permits and Approvals

Agency/Department

Permit/Approval/Action

Federal
Environmental Protection Agency
Federal Aviation Administration

Commonwealth of Massachusetts

Executive Office of Energy and Environmental Affairs

Massachusetts Historic Commission
Department of Environmental Protection

Massachusetts Water Resources Authority
Massachusetts Department of Transportation

Massachusetts Bay Transit Authority

Department of Conservation and Recreation

City of Boston
Boston Planning & Development Agency

Boston Zoning Commission

Boston Civic Design Commission
Boston Employment

Boston Landmarks

Boston Water and Sewer Commission

Public Improvements Commission

Boston Transportation Department

Boston Public Works Department

Public Safety Commission Committee on Licenses

Boston Inspection Services Department

NPDES General Construction Permit
Determination of No Hazard to Air Navigation

Massachusetts Environmental Policy Act (MEPA) Review

State Register Review

Fossil Fuel Utilization Permit (as required)

Notice of Demolition/Construction

M.G.L. 21E actions (as required)

Brownfields Tax Credits

Air Quality Permit for heating boilers and emergency generators (as required)
Temporary Construction Dewatering Permit (if necessary)

M.G.L. c. 40 s. 54A Consent

Vehicular Access and/or Non-Vehicular Access Permits (as required)

Work within highway easement area (as required)

Various approvals, including related to the connection to the Boston Landing MBTA
commuter rail station and/or to construct Braintree Street Extension (as required)
Non-Vehicular Access Permit (as required)

Article 80B Large Project Review

Article 80C Planned Development Area (PDA) Review
Cooperation Agreement

Development Impact Project Agreement

Affordable Housing Agreement

Certification of Consistency and Compliance

PDA Development Plan Approval

Design Review

Boston Residents Construction Employment Agreement
Article 85 Demolition Delay Review (as required)

Site Plan Review

Water and Sewer Connection Permits

Cross Connection Backflow Prevention Approval (as required)
Temporary Construction Dewatering Permit

Easement Relocation (as required)

Pedestrian Easement Acceptance

Specific Repair Plan

Permit/Agreement for Temporary Earth Retention Systems, Tie-back Systems and
Temporary Support of Subsurface Construction (as required)
Vertical Discontinuance (as required)

Permit for Sign, Awning, Hood, Canopy or Marquee (as required)
Easement Relocation (as required)

Construction Management Plan

Transportation Access Plan Agreement

Curb Cut Permit(s)

Street Opening Permit (as required)

Street/Sidewalk Occupancy Permit (as required)

Permit to Erect and Maintain Garage

Inflammable Storage License

Demolition Permits

Building Permits

2.0 — Regulatory Context & General Information
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2.1.5

2.1.6

2.1.7

2.2

2.3

Boston Civic Design Commission

The Proposed Project will comply with the provisions of Article 28 of the Boston
Zoning Code. This PNF, along with other design-specific materials prepared in
accordance with the applicable provisions of Article 28, will be submitted to the
BCDC for review. Building 1 constitutes the initial phase of the long-term multi-
phased redevelopment project. Therefore, the Proponent is seeking BCDC approval
of Building 1 at this time and will provide the appropriate level of detailed plans to
obtain the necessary approval.

Architectural Access Board Requirements

The Proposed Project will comply with the requirements of the Massachusetts
Architectural Access Board and will be designated to comply with the standards of
the Americans with Disabilities Act. See Appendix B for the Accessibility Checklist.

MEPA Review

The Proponent anticipates the Proposed Project will require review by the
Massachusetts Environmental Policy Act (MEPA) Office of the Massachusetts
Executive Office of Energy and Environmental Affairs (EEA).

The Proponent plans to submit a separate Environmental Notification Form (ENF) to
initiate MEPA review.

Massachusetts Historical Commission

If the Proposed Project requires any state or federal licenses, permits or approvals,
review by the Massachusetts Historical Commission (MHC) is required. The filing of
an ENF for review under MEPA will initiate MHC review of the Proposed Project.

Agency Coordination

The Proponent has met with members of the BPDA, including development review
and design review staff, as well as other key city staff to review the Proposed Project.
The Proponent, along with its development team, has also met with the BTD to
discuss site access and circulation, as well as connections to adjacent properties.

Development Team

Stop & Shop Supermarket Company

The Stop & Shop Supermarket Company opened its very first supermarket in 1914 in
Somerville, MA. Today, Stop & Shop operates 132 stores in the Commonwealth, nine
of those stores are located within the City of Boston and approximately 1,300
associates are employed.

2.0 — Regulatory Context & General Information
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Stop & Shop has a long commitment to supporting organizations that help end hunger
and recognizes the important role it plays in providing food to those in need throughout
New England. In addition, Stop & Shop is committed to improving the quality of life for
children and is a charter sponsor of Family Aid and Bottom Line organizations.

In 2016, Stop & Shop donated a total of $23 million in combined cash and product
donations, including contributions from customers, vendors, and associates.
Donations served to:

> Fight hunger through cash and product donations to regional food banks and
local hunger relief organizations. In 2016, Stop & Shop donated more than $14
million in cash and product to regional food bank partners and local hunger relief
organizations through various programs.

> Through a 26-year partnership with the Dana-Farber Cancer Institute, customers,
associates and vendors have come together to raise millions for pediatric cancer
research and care at the Dana-Farber Cancer Institute.

> Fund scholarship programs and educational needs through Stop & Shop's A+
Rewards Program.

> Support the U.S. military members and their families by raising money for the
USO of New England.

> Support non-profit organizations around New England, including Boys & Girls
Club, United Way, and YMCA.

Stop & Shop has been operating in the Allston-Brighton community for over 20
years and the proposed redevelopment of the Project Site further deepens Stop &
Shop’s commitment to the community by providing a modern grocery store facility
with expanded offerings, the latest energy efficient and sustainable green building
design while also creating a dynamic and lively project as an extension of the
established neighborhood.

As demonstrated in the list of key development team members below, Stop & Shop
has partnered with a development team experienced in delivering mixed-use
projects with a variety of housing types and exciting retail uses.

New England Development

For nearly 40 years, New England Development, based in Boston, has taken a
creative, entrepreneurial approach to real estate development and management—
delivering and sustaining successful projects across a wide range of property types.
These projects transform complex challenges into preferred locations, generate
long-term value to communities, afford compelling opportunities for local and
national businesses, and offer sought-after experiences to a wide range of
consumers. New England Development has more than 50 million square feet of
retail and commercial space to its credit.

New England Development is acclaimed for creating some of the country’s most
widely recognized and successful regional centers, as well as multifaceted
developments that combine retail, residential, hotel, and office uses.

2.0 — Regulatory Context & General Information
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For example, in Boston, New England Development planned and permitted Pier 4,
Boston's most iconic waterfront address, to include over 1 million square feet of
residential, office, retail and civic uses on approximately 9.5 acres, and will soon
commence the redevelopment of the Taj Hotel on Newbury/Arlington Streets
overlooking the Boston Public Garden.

New England Development prides itself on an all-inclusive approach to
development, seeking input from community leaders and partnering with state and
city entities, neighborhoods, residents, and tenants.

New England Development is acclaimed for creating some of the country’s most
widely recognized and successful regional centers, as well as multifaceted
developments that combine retail, residential, hotel, and office uses, and often
require significant master planning and permitting efforts.

Highlights of New England Development’'s master-planned projects in
Massachusetts include:

> CambridgeSide, Cambridge, Massachusetts Developed by New England
Development on the site of the original Lechmere store, this one million square
foot project on 11 acres in East Cambridge includes the CambridgeSide Galleria
Mall, a parking garage, two office buildings, and the Hotel Marlowe, a Kimpton
property. A prime example of a large-scale mixed-use urban project completed in
phases over several years, the shopping mall opened in 1990, the office buildings
were completed in 1995 and 1998, and the hotel opened in 2003. New England
Development is in the process of a $30 million renovation of the shopping center.
CambridgeSide exemplifies New England Development’'s development acumen,
spirit of partnership with city officials, and sensitivity to the existing architectural
environment.

> University Station, Westwood, Massachusetts: University Station is a transit-
oriented, mixed-use development in Westwood, Massachusetts adjacent to the
Route 128 MBTA/Amtrak Station. Combining unique retail, restaurant, fitness,
hotel, office, and residential uses, the 125-acre property is zoned for mixed use
and allows 750,000 SF of retail and restaurant uses. The 2.1 million SF master plan
transformed formerly vacant industrial property into a destination for commercial
and residential uses in greater Boston, creating economic drivers for the Town of
Westwood and the region.

The Bozzuto Group

The Bozzuto Group is an experience-focused real estate company that is continually
celebrated for its developments, customer service, and workplace culture. ' With an
expertise in homebuilding, multifamily development, construction and management
for itself and its clients, Bozzuto is devoted to crafting extraordinary experiences.

1 For more information visit www.bozzuto.com.
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This commitment is applied to creating communities that mix belonging and
inspiration with the promise of adventure and discovery.

Founded in 1988, Bozzuto has developed, acquired and built more than 42,000 homes
and apartments. Currently, it manages more than 60,000 apartments and 2 million
square feet of retail space along the East Coast between Miami and Boston, in the
Northeast and Chicago.

Southside Investment Partners

Southside Investment Partners is a developer and owner of retail and mixed-use
properties throughout the Mid-Atlantic and New England.? Based in Baltimore,
Maryland (MD) with a second office in Bethesda, MD, the company pursues new
investment opportunities — either through new development, or by investing in
assets in need of redevelopment.

List of Development Team Members

The following provides a list of the members of the Development Team with contact
information.

Proponent The Stop & Shop Supermarket Company, LLC
1385 Hancock Street
Quincy, MA 02467
(781) 380-8000
Contacts: Guy Stutz, Vice President Real Estate
Linda Costanzo, Director Real Estate
Proponent/Master New England Development
Developer 75 Park Plaza
Boston, MA 02116
617-965-8700
Contacts: Stephen Karp, Chairman
John Twohig, Executive Vice President

William O’Brien, Vice President Director of
Construction

In Partnership with: The Bozzuto Group
60 Mall Road
Burlington, MA 01803

857-301-7018
Contact: Lauren Jezienicki, Vice President

Southside Investment Partners
2800 Quarry Lake Drive, Suite 320
Baltimore, MD 21209
410-308-6373

Contact: Ben Hoskins, President

For more information visit www.southsidellc.com.
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Master Planner Elkus Manfredi Architects
25 Drydock Avenue

Boston, MA 02210
617-426-1300
Contact: David Manfredi, FAIA, LEED AP, Founding Principal

Architect Stantec Architecture

311 Summer Street

Boston, MA 02210

617-234-3100

Contacts: James Gray, Senior Principal
Eric Weyant, Principal

Legal Counsel Goulston & Storrs
400 Atlantic Avenue
Boston, MA 02110
617-482-1776
Contact: Christian Regnier
Sherin & Lodgen
101 Federal Street
Boston, MA 02110
617-646-2000
Contact:  Ronald W. Ruth, Partner

Permitting Consultant, VHB
Transportation, Site Civil 99 High Street, 10th Floor
Engineering, Cultural '
Resources Boston, MA 02110
617-728-7777
Contacts: Michael McNeice, Principal-In-Charge
Elizabeth Grob, Director of Urban Permitting
Lauren DeVoe, Senior Environmental Planner
Rick Dupuis, Civil Engineer/Project Manager

Pat Dunford, Transportation/Traffic Engineer
Alisa Augenstein, Preservation Planner

Landscape Architect Copley Wolff Design Group
160 Boylston Street, 3rd Floor
Boston, MA 02116

617-654-9000
Contacts: John Copley, ASLA, Principal
James A. Heroux, ASLA, Senior Landscape Architect

Geotechnical Services Haley & Aldrich, Inc.
465 Medford Street, Suite 2200
Charlestown, MA 02129

617-886-7389
Contacts: Mark Balfe, P.E., Senior Associate

Jesse Siegel, P.E., Project Manager/Senior
Technical Specialist
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2.4.1

2.4.2

24.3

Sustainable Design The Green Engineer, Inc.
Consultant 54 Junction Square Dr.
Concord, MA 01742
978-369-8978
Contact: Sarah Michelman, RA, LEED AP BD+C, Principal

Wind & Solar Glare RWDI Consulting Engineers and Scientists
Technical Expert 600 Southgate Drive
Guelph, Ontario, Canada N1G4P6
519-823-1311
Contact: Bill Smeaton, Principal/Senior Project Manager

Mechanical, Electrical, and WSP USA
Plumbing Engineer 88 Black Falcon Avenue, Suite 210
Boston, MA 02210
617-210-1600
Contacts: Michael F. Brown, Senior Vice President
Nancy Gould, PE, LEED AP, Associate
David Venturoso, PE, CEM, Associate Commissioning

Structural Engineer Odeh Engineers
1223 Mineral Spring Avenue
North Providence, RI 02904
51 Sleeper Street
Boston, MA 02210
401-724-1771
Contact: David J. Odeh, Principal

Legal Information

Legal Judgments or Actions Pending Concerning the Proposed
Project
To the Proponent’s knowledge, there are no legal judgments or actions pending

concerning the Project.

History of Tax Arrears on Property Owned in Boston by the
Applicant

There are no known tax arrears on property in Boston owned by the Proponent.

Evidence of Site Control

The Proponent’s affiliate, WJG Realty Company, LLC, owns the Project Site pursuant
to (i) a Deed filed with the Suffolk Registry District of the Land Court (the “Land
Court") as Document No. 552632 and (ii) a Deed recorded with the Suffolk County
Registry of Deeds (the “Registry”) in Book 21464, Page 129 and filed with the Land

2.0 — Regulatory Context & General Information
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Court as Document No. 552707 and by virtue of conversion of WJG Realty Trust into
WJG Realty Company LLC, a Certificate of which is recorded at the Registry in Book
41927, Page 269 and filed with the Land Court as Document No. 753764.

2.4.4 Site Control/Public Easements

The Project Site is benefited by easements for access across adjacent properties and
is burdened by access easements and by water, sewer and drainage easements, as
well as easements for maintaining the Everett Street bridge. Certain of the water,
sewer and drainage easements will be relocated or released as part of construction
of the Proposed Project.

2.0 — Regulatory Context & General Information
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3.1

Urban Design

This chapter provides detailed descriptions of the design of the Proposed Project,
including its substantial public realm improvements. Consistent with the City's and
community’s vision from the Guest Street Planning Study and Smart Growth
principles, the Proposed Project provides the opportunity to transform an
underutilized site currently consisting of big box retail with a vast surface parking lot
into a vibrant urban mixed-use neighborhood. The Proposed Project builds on and
complements the newly created Boston Landing development by constructing new
residential, office, and retail uses with direct access to a new commuter rail station
and other amenities, including a flagship grocery store, community green, and
widened sidewalks with ground floor retail and restaurants that connect to the
existing neighborhood.

Summary of Key Findings and Benefits
The key findings and benefits of the Proposed Project related to urban design include:

> Transform an underutilized urban site into a vibrant mixed-use neighborhood
that will connect the Project Site to the Allston neighborhood;

> Complement the architectural characteristics of the surrounding neighborhood
by providing articulated massing and striking architecture;

> Provide convenient walking paths to the adjacent Boston Landing MBTA
commuter rail station, nearby MBTA bus stops, office buildings and other
amenities, including shops and restaurants in the Allston-Brighton neighborhood;

> Create a walkable development in a TOD location with a Walk Score® of 91%;
> Provide publicly-accessible walkways along all streets with complete pedestrian
accessibility to and from the Project Site; and

> Create approximately three (3) acres of public realm space—site area dedicated to
streets, sidewalks, hardscape plazas, and an approximately 0.5-acre community green
at the corner of Guest and Arthur Street accessible for all residents and the greater
Allston-Brighton community.

1 Walk Score® is a numerical evaluation of walkability and access to transportation for choosing where to live to promote
walkable neighborhoods. Walk Score uses a number rating system between 0 and 100 to measure the walkability of any
address. For further information visit: https://www.walkscore.com/how-it-works/
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3.2

3.3

3.3.1

Neighborhood Context

As shown on Figure 3.1a, the Project Site is located in between the Brighton and
Allston neighborhoods of Boston. The existing Project Site and immediate building
adjacencies are varied in height, scale, use and materiality, as the area is
transitioning from lower-scale uses to a denser, mixed-use area. The Project Site is
favorably positioned adjacent to the new mixed-use Boston Landing development
directly to the west, and railroad tracks with a new MBTA commuter rail station to
the north. Just beyond the railroad tracks lies the Turnpike with eight lanes of travel.
Some industrial low- to mid-rise uses and an established small-scale residential area
lie to the east of the Project Site. The area’s architectural language is diverse with a
mixture of brick and masonry structures, glass and metal panel buildings, and wood
shingle and clapboard residences. The Project Site is in close proximity to the arts,
restaurants, and shopping destinations of the neighborhood to the south in Union
Square, along Cambridge Street, and North Beacon Street.

Planning Principles and Design Goals
The Proposed Project’s key goals are to:

> Create a mixed-use neighborhood;

> Provide a range of housing types (i.e., varying sizes and price points), including
homeownership units;

> Connect the Project Site to the Allston neighborhood, and MBTA Station with
multi-modal transportation routes;

> Transform a single large big-box site into smaller-scale development blocks in
scale of the adjacent recent Boston Landing development;

> Concentrate density along Guest Street Extension;

> Create a new publicly-accessible community green that connects to local
roadways and adjacent properties, such as Boston Landing; and

> Provide differentiated architecture, active open spaces, plazas, and sidewalks.

Consistent with Smart Growth principles, a key goal of the Project is to introduce a
variety of uses to the Project Site, including a range of housing opportunities, offer
multi-modal transportation choices, and create a neighborhood with a strong sense
of place. The Project is modeled on the framework developed in the Guest Street
Planning Study coupled with the scale and vibrancy of the adjacent Boston Landing
development and surrounding context.

Site Planning Strategy

Consistent with the goal of providing development blocks in keeping with the scale
of the adjacent recent development, the Project Site has been divided into distinct
development blocks, as illustrated in Figure 1.5. As discussed in Section 1.3.5, upon
completion of Building 1, the remaining buildings are planned to be developed
depending on market conditions or other factors.

3.0 — Urban Design
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The development team has worked extensively to incorporate the Guest Street
Planning Study’s recommendation for a connected street grid by including a series
of key connections through the Project Site. Previous studies on behalf of the Boston
Landing Master Plan have looked at a new connection of an extended Guest Street
to a road aligning south of Harvey Steel Road and requiring demolition of
building(s) and removal of surface parking to connect to and access Everett Street.
The Proposed Project aims to simplify this connection between existing Guest and
Everett Streets, and make an efficient link to improve circulation and access for
adjacent neighborhoods.

The proposed site plan layout, as shown in Figure 3.1b, is organized around four
distinct connections:

> The new multi-modal Guest Street and Braintree Street Extensions are the
primary east-west links across the Project Site from Everett Street to Arthur
Street;

> The connection along Guest Street Extension will ultimately tie back to Market
Street across Boston Landing; and

> The Braintree Street Extension fronting the train tracks and Turnpike will be
predominately a service-oriented street while providing for pedestrian and
bicycle access, and, in coordination with the MBTA, a proposed pedestrian
connection to the Boston Landing commuter rail station.

Two new north-south links, temporarily identified as East and West Streets, will
connect the Guest Street and Braintree Street Extensions (Figure 1.5). The location of
East Street will create a development parcel for and access to the new grocery store
without disruption to the existing supermarket and its customers. West Street will lead
pedestrians through the Project Site to the Boston Landing MBTA commuter rail
station. The southerly termination of West Street at Guest Street Extension connects
across to the new community green as a welcoming gateway into the Project Site and
Guest Street corridor. The proposed access and circulation network aims to expand
street connections through the Project Site while creating a mixed-use destination
anchored by the community green. Location of the connection to the community
green may be refined in the future as building design advances.

Building Design Concept and Development

Given the new construction in the immediate neighborhood, the development team
aimed to design and set a tone for a new mixed-use neighborhood. Figures 3.2a
through 3.2g present the currently proposed building floor plans, and Figure 3.3
provides a massing diagram for the Project. Building elevations are shown in Figures
3.4a through 3.4c, and currently proposed building sections are shown in Figure 3.5.

From a conceptual standpoint, the architecture is influenced by the Project Site's
industrial past. Across the Project Site, the buildings transition from a more literal
representation of “industrial architecture” (Building 1) to a more abstracted notion
(future Buildings 2, 3, and 4). The goal is to create a familiar language of forms and

3.0 — Urban Design
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3.4.1

3.4.2

3.4.3

patterns and reinforce a neighborhood feel, while allowing each building to have its
own presence. The design of the future proposed buildings has not advanced as far
as Building 1, but is anticipated to intentionally differ from the adjacent
development in the use of materials and massing. Each of the proposed buildings
can be developed together with or independently of the others and the mix of uses
presented in Table 1-1 allows the Proposed Project to remain responsive to evolving
market conditions.

Height and Massing

The building heights and massing follow the guidelines outlined in the Guest Street
Planning Study and are consistent with the existing and planned Boston Landing
buildings so that the two developments relate while each are afforded dynamic
downtown views. The Proposed Project concentrates massing along the north side of
Guest Street Extension allowing the community green to receive maximum sun. All the
proposed buildings' massing has been set back from the pedestrian edges along
Guest Street Extension, Everett Street, and Braintree Street Extension. The massing of
Buildings 1 through 3 step back from Braintree Street Extension to allow for views
from the neighboring properties towards Boston, and to set back from the Boston
Landing MBTA commuter train station and Turnpike. The ground-oriented residential
units alongside West Street, East Street, and Everett Street place street-side human-
scaled elements, including terraces and garden space, at eye-level to activate the
sidewalks. Arthur Street has the least amount of building massing along it, as most its
frontage is lined with the community green and proposed single-story restaurant.

Character and Exterior Materials

Influenced by the Project Site's industrial past, Building 1 is designed as an
interlocked expression of two distinct programs. The podium, anchored by the new
grocery store on the first and second floors, is articulated primarily with masonry,
and perforated metal and glass. Its form, reminiscent of a warehouse or factory
building, is simple and undecorated. The upper levels of Building 1 consist of
residential units and will be defined by ribbed metal panel and precast in tones of
grey and tan, and accented by dark window frames and hung balconies. Both forms
engage at street level to create a clarity of entry and program.

The character and exterior materials of the remaining proposed buildings has not
yet been determined and will be advanced at a later time.

Signage

Major corners of pedestrian transition areas will receive illuminated wayfinding
signage with site context and directional content. Wayfinding pylons are proposed
at the intersections of Guest Street Extension and Arthur Street, West Street, and
East Street. Retail and restaurant tenant, office tenant, and residential building
signage will be visible along all interior streets and the Turnpike.

3.0 — Urban Design
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3.5.1

3.6

3.6.1

Public Realm Improvements

Pedestrian Access and Circulation

The Project Site is effectively flat along the south, west and northern property line
along which there is complete pedestrian accessibility off-site and to the proposed
program within the Project Site limits. The proposed public accessible walkways
along all streets will have pedestrian accessibility to and from the Project Site. Figure
3.6 provides details regarding pedestrian access and circulation.

Accessibility

The Proposed Project will improve accessibility around the Project Site. All site
conditions will provide a smooth paved accessible path-of-travel to building
entrances and egresses as required by the Massachusetts Architectural Access Board
(MAAB) and City of Boston's Commission of Person with Disabilities Advisory Boards.
All proposed buildings will have an outdoor amenity component that will be
accessible via elevators for building users. A portion of the upper level outdoor
space proposed to be constructed as part of Building 1 will be accessible to the
public. The Proposed Project includes a total of approximately 1,050 residential
units; approximately 53 of the total units proposed will be accessible Group 2A units,
and approximately 21 will be hearing impaired units, per MAAB. Refer to the BPDA
Accessibility Checklist in Appendix B for more details.

Landscaping and Open Space

Different types of public realm space will be provided on-site in the form of both
green/pervious and hardscape spaces totaling approximately three (3) acres,
including site area dedicated to streets, sidewalks, hardscape plazas, and the new
0.5-acre community green accessible for all residents and the greater Allston-
Brighton neighborhood.

Pedestrian Realm/Streetscape Improvements

Figure 3.7 presents the overall open space and streetscape improvement plan for
the Proposed Project. The public realm improvements will include accessible
concrete pavement with a permeable paver edge located at the back of the curb, per
the City’'s requirements. Permeable pavers along Guest Street Extension will be
similar to the materials and patterns established at the Boston Landing portion of
Guest Street. Street lights along Guest Street Extension will continue the established
patterns; Arthur Street and Braintree Street Extension will maintain Boston standards
for light levels and ground cut-off.

The proposed walk widths allow for flexible retail and restaurant seating. Some
street corners are anticipated to include wayfinding focal-points that are illuminated
and include interpretive information for residents and visitors.

3.0 — Urban Design
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3.6.3

Figure 3.8 presents the conceptual landscape plan for the Proposed Project. The
streetscape improvements will consist of indigenous urban-tested street trees
selected from the Boston Parks & Recreation Department-approved list and set in a
sand-based structural soil with tree grates and/or raised curbs to minimize
compaction of soils within the tree pits and a raised edging at the tree pits to
minimize direct infiltration of winter snow melt products into the plant bed. Street
corners will receive raised stone edge planters where appropriate to provide green
transitions from the streetscape and provide run-off mitigation.

Urban Open Space

The pedestrian public realm space along Guest Street Extension is expected to
include such elements as unit pavers and concrete pavement, raised seat walls,
specialty lighting, informational signage, raised planters for perennial and annual
display, and tree planting to provide shade and scale to the proposed outdoor
retail/restaurant areas while providing a transitional edge along the public accessible
walkways. These open spaces parallel pedestrian and bicycling corridors through the
Project Site and will provide continuity between the existing Guest Street streetscape
at Boston Landing and Guest Street Extension. Street bicycle racks are provided
throughout the Project Site concentrated most along retail and restaurant areas
while allowing for the placement of public bike-sharing opportunities closest to the
Boston Landing MBTA commuter train station.

As part of the new grocery store, the Proponent plans to expand its healthy eating
and living programs to include a publicly-accessible rooftop terrace.

Community Green

The approximately 0.5-acre community green proposed at the corner of Arthur
Street and Guest Street Extension, as shown on Figure 3.8, has been designed to be
able to host night and day community and neighborhood activities. Conceptual
landscape design features being considered include such elements as a pergola
shade structure, specialty pavements, permanent seat walls, raised plant beds, as
well as a combination of soft (lawn) and hard (paving) surfacing. The anticipated 14-
foot high steel and wood pergola design will combine permanent seating and
planting to provide shade and create a visually transparent edge between the green
space and daily activity along Guest Street Extension and will be illuminated with
special lighting to celebrate events and special times of the year.

Lighting is expected to consist of a combination of feature lighting associated with
specialty improvements, such as the pergola and low lighting along pathways.
Lighting at retail and restaurant edges is expected to have a combination of
specialty overhead lighting and building lighting. Street edges will follow established
Boston and the existing Guest Street standards. Anticipated plantings for the
community green include a combination of indigenous and urban tested large
shade trees, evergreen edges, and ornamental seasonal feature trees, shrubs,
ground covers and perennials.

3.0 — Urban Design
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Green Buffers and Townhouse Green Space

Green buffers along the Project Site boundary, as identified on Figure 3.8, are
expected to include selective appropriate trees and shrubs that will provide
screening and a green edge. The green buffer proposed along the MBTA commuter
rail tracks is expected to consist of upright deciduous trees spaced between 25 to 30
feet to mediate the open area between the train tracks and Braintree Street
Extension while providing a sense of scale to the street edge. The green buffer
proposed along the southern edge of Building 4 and the southern Project Site edge
is expected to provide a green border to mediate the change in scale between the
existing and proposed buildings.

The townhouse green spaces along West Street and East Street will be private, as they
are associated with the individual residential program adjacent to them, but publicly
viewed to reflect entrance gardens found in Boston neighborhoods (Figure 3.8).
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Project Massing Diagram
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4.1

Sustainability/Green Building and
Climate Change Resiliency

The following chapter describes the overall approach to sustainable design,
construction, and operation for the Proposed Project. Included is a preliminary
assessment of green building design, in compliance with the requirements of Article
37 of the Boston Zoning Code relative to the City's Green Building policies and
procedures (Article 37). This chapter also discusses the approach to preparing for
predicted climate change, in accordance with the BPDA Climate Change
Preparedness and Resiliency Policy (the “Resiliency Policy”). The required Climate
Change Preparedness and Resiliency Checklist (the “Resiliency Checklist”) has been
completed for the Proposed Project and is provided in Appendix B.

Summary of Key Findings and Benefits
The key findings related to sustainability and climate change include:

> Reuse of a previously developed site in a dense urban setting as opposed to
building on undeveloped open space.

> Provide increased density with a mix of uses, including commercial office, residential,
and retail in close proximity to public transit and walkable to the established
Brighton-Allston neighborhood consistent with Smart Growth principles.

> Provide an efficient redevelopment plan that includes structured parking and
increases open space, including a new 0.5-acre publicly-accessible community green.

> Target a high level of sustainability by designing the Project Site and each
building using the LEEDv4 rating system to demonstrate compliance with Article
37, Green Buildings, of the Code.

> Reduce overall annual energy consumption through the implementation of
energy optimizing building design and systems, which would result in a reduction
in stationary source CO; emissions when compared to a building design that
meets the minimum building code requirements.

> Comply with the Massachusetts Stretch Energy Code requirement to be 10
percent better than ASHARE 90.1-2013.

> Incorporate adaptation and resiliency measures to address future impacts
associated with climate change.

» Utilize potential energy conservation incentives offered by utility companies.

> Consider incorporation of alternative energy options.

4.0 — Sustainability
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4.2

4.2.1

4.2.2

4.2.3

Regulatory Context

Stretch Energy Code

As part of the Green Communities Act of 2008, Massachusetts developed the
optional Stretch Energy Code that gives municipalities the option to enact a more
strenuous energy performance code for buildings than the conventional state
building code. The Stretch Energy Code increases the energy efficiency code
requirements for new construction (both residential and commercial) and for major
residential renovations or additions in municipalities that adopt it.

Effective January 1, 2017 the current Stretch Energy Code, as adopted by the City,
requires projects to achieve, at minimum, a 10 percent energy efficiency
improvement when compared to the state’s base energy code (the “Base Energy
Code"). Projects may demonstrate the energy use savings by either meeting the
performance standard of 10 percent better than ASHRAE 90.1-2013, or using a
prescriptive methodology based on IECC 2015.

Article 37 - Green Buildings

Article 37 submittal requirements include completing a LEED scorecard to
demonstrate that a project meets the minimum requirements to achieve a LEED
Certified level (all LEED prerequisites and achieve at least 40 points) ("LEED
certifiable"). With the LEED version 4, or “v4,” rating system effective as of October
31, 2016, the BPDA requires initial Article 80 Large Project Review submissions on or
after November 1, 2016 to demonstrate LEED certifiable status using LEEDv4. This
latest iteration of the LEED rating system standards is measurably higher and more
stringent in many categories.

The Boston Interagency Green Building Committee ("IGBC") advises the BPDA on a
proposed project's compliance with the provisions of the article. The Committee
consists of representatives of city agencies including the BPDA, BED, BTD, the
Inspectional Services Department and the Mayor's Office.

Boston Green Building Credits

Appendix A of Article 37 lists Boston Green Building Credits, which are credits that
may be included in the calculation toward achieving a LEED certifiable project. These
credits were developed by the City and are intended to address local issues unique
to development within Boston. The credits include the following categories: Modern
Grid, Historic Preservation, Groundwater Recharge, and Modern Mobility.

BPDA Climate Change Preparedness and Resiliency Policy

In conformance with the Mayor's 2011 Climate Action Leadership Committee's
recommendations, the BPDA requires projects subject to Boston Zoning Article 80
Large Project Review to complete the Resiliency Checklist to assess potential adverse
impacts that might arise under future climate conditions, and any project resiliency,
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4.3

4.3.1

4.3.2

433

preparedness, and/or mitigation measures identified early in the design stage. The
Resiliency Checklist is reviewed by the IGBC.

Sustainability/Green Building Design

Proposed Project Approach to Sustainability/Green Building Design

The Proposed Project supports Smart Growth objectives. It is located on a previously
developed site in the Brighton-Allston neighborhood of the City of Boston and in
close proximity to the new, recently opened Boston Landing MBTA commuter rail
station and multiple bus routes, as well as vehicular access to the Turnpike which
connects to major highway routes. Furthermore, the Proponent seeks to include
environmentally conscious features and strategies that will benefit tenants, residents,
and owners. The development team is exploring opportunities in energy
conservation and sustainable design throughout the Proposed Project, and will
determine appropriate energy conservation and sustainable design approaches
suited for integration into the development and buildings. Building design will
include high-efficiency building systems, (mechanical, plumbing and electrical) and a
high-performance building envelope. Sustainable design measures such as LED
lighting, low flow plumbing fixtures, building energy management systems and
healthy interior environments are a few of the features the development team
anticipates including in the design of each of the buildings.

Stop & Shop Corporate Commitment to Sustainability

Stop & Shop is very focused on sustainability through its store planning, design, and
operations, as well as through customer wellness educational outreach efforts. The
company’'s webpage provides information on its stores’ sustainable features and
food services, including green energy and energy conservation, responsible product
promises, sustainable seafood, and waste reduction.” In 2016, Stop & Shop put into
operation an anaerobic digester at its Distribution Center in Freetown,
Massachusetts. As part of these sustainability efforts, Stop & Shop has set a target of
diverting 90 percent of unsold food from landfills. Food from stores that goes
unsold, or is unable to be donated to regional food banks or local farms, is
transported to a state-of-the-art anaerobic digester converts organic material into
clean, sustainable power.

Compliance with Article 37

Article 37 of the Code requires new building projects to be designed to meet the
compliance level of LEED certifiable using the LEEDv4 rating system as a guide. The
proposed buildings will strive to meet or exceed this requirement. Specifically, the
new grocery store component of Building 1 will meet or exceed the compliance level

Refer to the Stop & Shop website for descriptions of their existing corporate healthy living and wellness programs:
http://stopandshop.com/live-well/community/environment/
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of LEED certifiable using the LEEDv4 for Commercial Interiors (Cl) rating system.
Figures 4.1, 4.2, and 4.3 present the preliminary LEEDv4 rating system checklists for
each of the project types included in the Proposed Project. Due to the varying
use/building types, the following USGBC LEEDV4 rating systems are being used as
guidance and to demonstrate compliance with Article 37, or LEED certifiable:

> LEED for New Construction (BD+C) for Buildings 1, 2, and 3 (Figure 4.1);
> LEED for Core & Shell for Building 4 (Office) (Figure 4.2); and

> LEED for Commercial Interior (Cl) for the new grocery store (Figure 4.3).

The checklists indicate the targeted LEEDv4 credits and the associated points. The
narrative below summarizes the sustainable design compliance approach for each of
the project types planned for the Proposed Project, in compliance with Article 37.

The LEED certifiable compliance approach for the Proposed Project includes an
overall LEED Master Site that identifies and addresses applicable site-wide credits
across the proposed buildings. Each building, including the grocery store, would
then automatically achieve the site-wide credits, as applicable to the building-
specific rating system. The LEED Master site and each of the buildings have been
registered with the USGBC/GBCI should the Proponent, or future tenants, elect to
pursue certification in the future.

LEED Master Site Credit Approach

The Proposed Project includes multiple new buildings with shared infrastructure,
pedestrian-oriented circulation and extensive open space. Due to the arrangement
of multiple buildings on a shared site, a Master Site LEED documentation approach
is proposed.

The USGBC provides sites with multiple buildings the opportunity to pursue several
the prerequisites and credits under the Location and Transportation and Sustainable
Sites credit category for the entire Project Site using a Master Site documentation
approach. This approach streamlines the documentation process where applicable
LEED prerequisites and credits are documented only one time under the Master Site
project. Each building or fit-out project associated within the Master Site can
demonstrate and document it meets the compliance level of LEED certifiable using
the most appropriate LEEDv4 rating system, such as Core and Shell, New
Construction, or Commercial Interiors. The Proponent has pro-actively registered a
LEED Master Site for the Proposed Project should one or more of the individual
buildings or fit-out projects elect to pursue LEED Certification.

The LEED Prerequisites and Credits available to be documented through the Master
Site process are listed below:

> Sustainable Sites (SS) Credit 1 — Site Selection

> LT High Priority Site

> LT Bicycle Facilities

> LT Reduced Parking Footprint

4.0 — Sustainability
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> LT Green Vehicles

>SS Environmental Site Assessment

>SS Site Assessment

>SS Open Space

>SS Rainwater Management

>SS Heat Island Reduction

> WE Outdoor Water Use Reduction

> EA Fundamental Refrigerant Management

> MR Construction and Demolition Waste Management Planning
> IEQ Environmental Tobacco Smoke Control

> Innovation in Design (ID) Credit(s) (where applicable to the Master Site)

Integrative Process (IP)

The development team meets regularly to ensure the team members from the
various disciplines involved are all known to each other and collectively
communicating. Sustainable design focused workshops were held early on to assist
the development team in establishing shared sustainable design and energy
efficiency goals for the development. As the Proposed Project progresses, there will
be multiple sustainable design-focused workshops to ensure the entire development
team is engaged throughout the design and construction process.

The development team met with Eversource and National Grid to discuss the incentive
programs and potential Energy Conservation Measures for the Proposed Project.

Location and Transportation (LT)

The Project Site sits on the border between the Allston and Brighton neighborhoods
of Boston. It abuts the new, recently opened Boston Landing MBTA commuter rail
station. Local MBTA bus routes 64 and 86 pass through the neighborhood; there are
stops located within “2-mile of the Project Site. Additionally, the MBTA Green line ‘B’
route is approximately ¥-mile walking distance from the Project Site.

The Proponent will consider providing preferred parking for low-emitting fuel-
efficient vehicles and/or electric vehicle charging stations to further reduce GHG
emissions associated with vehicles. There will also be some parking at-grade, as well
as on-street parking provided at designated locations throughout the Project Site.

The Proposed Project includes wide sidewalks and bike lanes to support pedestrian
and cyclist safety. Exterior short-term bike storage for visitors and retail patrons will
be provided at multiple exterior locations within the Proposed Project. Residents
and employees will have access to enclosed secure bike storage areas within the
parking structures. The new bike paths within the footprint of the Proposed Project
will link with the established bike paths or marked bike lanes on the adjacent
roadways in the neighborhood. Changing room and shower facilities are planned for
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inclusion in the core and shell office building to accommodate the employees of the
office and retail tenants.

The immediate neighborhood provides a variety of services with pedestrian and
cyclist access including restaurants, grocery stores, banks, and a post office. The
Project Site currently has a Walk Score of 91.

Sustainable Sites (SS)

The Project Site is a previously developed industrial parcel in a densely developed

Boston neighborhood. A site assessment was completed; it was determined there

are urban fill type soils that require management. A compliant plan will be drafted,
submitted and implemented to ensure the soils are managed appropriately.

The Proposed Project has been designed to incorporate pervious and open spaces
through landscaping, a 0.5-acre community green, pedestrian-oriented streetscapes and
green roofs. The addition of these permeable areas helps reduce rainwater run-off.

A Proposed Project-wide rain water management plan will be developed to address
the rate, run off and quality of the site rainwater. As described more fully in Chapter
7, Infrastructure, the Proposed Project will meet BWSC and MassDEP stormwater
management requirements by significantly reducing the rainwater runoff by
directing it into a below-grade re-charge/collection system sized to treat 1-inch of
rain over all impervious areas of the Project Site, including proposed streets and
sidewalks. Additionally, the rainwater will be absorbed through surface on-grade
landscaping and green roofs. Rainwater directed to the municipal system will be
treated to remove suspended solids prior to being released into the City system.

Water Efficiency (WE)

The Proposed Project will reduce potable water use for both sewage conveyance
and irrigation needs. The development team plans to specify low-flow/high-
efficiency domestic and commercial plumbing fixtures including the following:

> Residential: 1.28 gallons per flush (gpf) Water Closet (WC), 1.5 gallons per minute
(gpm) Lavatory faucet; 1.5 gpm shower head; 1.5 gpm kitchen faucet.

> Commercial: 1.28 gpf WC; 0.125gpf urinal; 0.5 gpm Lavatory faucet (metered);
1.5 gpm shower head.

Through the use of low-flow and high-efficiency plumbing fixtures, the proposed
buildings are expected to reduce interior potable water use and sewage conveyance.

The on-grade landscape design and the vegetated park area will use a mixture of
drought tolerant trees, shrubs, and groundcover that grow well in an urban
environment. The irrigation system will be designed to be efficient and use
significantly less potable water when compared to a conventional irrigation system
(at a mid-summer baseline, per LEED requirements).

Energy & Atmosphere (EA)
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The proposed buildings will be designed with high-efficiency building systems and a
high-performance building envelope. There are some alternative energy strategies
that may be considered for further investigation, such as photovoltaic arrays, geo-
thermal and co-generation, as discussed in Section 4.4.2 below.

The proposed HVAC system designs for the residential buildings include vertical
stack water source heat pumps, and a central plant for ventilation air and hot/chilled
water distribution. The proposed HVAC system design for the core and shell office
building includes an energy efficient central plant with cooling towers, chillers, and
condensing boilers. Heat recovery ventilation AHUs will deliver 100 percent outside
air. The design will include a DDC Building Automation system that is expandable to
accommodate tenant systems and equipment.

Aligned with its corporate sustainability goals and commitments, Stop & Shop
typically implements energy efficiency measures for its store systems design,
including measures, such as a heat reclaim system that uses the waste heat from the
refrigeration compressors, high-efficiency gas boilers, and LED lighting. Additionally,
Stop & Shop is currently investigating the use of fuel cells as means to help reduce
its new grocery store’s demand on the electrical grid.

Only refrigerants with low global warming and ozone depleting potential will be
specified for use in building systems equipment. Each of the buildings, including the
parking structures, will target lighting power densities 10 to 20 percent below code
requirements through the use of LED lighting and lighting control systems.

The preliminary energy use assessment was conducted using whole building energy
modeling. The proposed building designs currently meet both the Stretch Energy
Code and LEEDv4 prerequisite criteria.?

Additionally, the Proponent plans to engage a Commissioning Agent (CxA) to
perform both fundamental and enhanced commissioning services including
providing reviews of design documents. The CxA will continue through construction
and ultimately confirm the building systems are installed and function as intended
and desired.

Materials and Resources (MR)

The Proposed Project will specify materials and products that are environmentally
responsible and are transparent regarding the harvest and extraction of raw
materials and the manufacturing processes. The development team will endeavor to
specify materials and products with environmental and health product declarations
to help support a reduced impact of the development on the environment.

Waste management will be addressed both during construction and post
occupancy. The construction manager (CM) will provide a construction waste

2 The Stretch Energy Code compliance model is compared to an ASHRAE 90.1-2013 baseline and the LEED model is compared to
the ASHRAE 90.1-2010 baseline.
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management plan to divert a minimum 75 percent of the construction and
demolition debris comprised of multiple waste streams.

Post occupancy, collected recyclables will be accommodated on the ground floor of
the each of the buildings in an area near the loading docks. Core and shell tenants and
residents will bring their recyclables to a central storage room. The residential
buildings may incorporate trash and recycling chutes on each floor. A contracted
waste management company will pick up the collected recyclables on a regular basis.

Indoor Environmental Quality (IEQ)

The buildings will have a healthy interior environment generated through the use of
low-VOC containing interior construction and finish materials and maintained
through an efficient ventilation system in compliance with ASHRAE 62.1-2010. In
compliance with local regulations, each building will be non-smoking and no
smoking will be allowed within 25 feet of the building including on residential
terraces and in building courtyards.

Additionally, during construction, the CM will develop and implement a compliant
Indoor Air Quality Management Plan for the construction and pre-occupancy phases
of the Proposed Project.

The conceptual building envelope design for the proposed buildings includes large
areas of vision glazing with ample access to daylight and views for the anticipated
regularly occupied spaces in both the residences and on a typical office floor.

Both the core and shell office and the residential building thermal comfort systems
and controls will be designed to meet the requirements of ASHRAE 55-2010 for all
applicable mechanically ventilated regularly occupied spaces.

Innovation in Design (ID)

The Proponent will explore innovative approaches to design, construction, and
operations and maintenance, including considering specifying low-mercury lighting,
integrating public green education, and implementing an integrated pest
management plan, and/or a green housekeeping plan.

Regional Priority Credits (RPC)

Applicable regional priority credits for the Project Site may include:

> EA Renewable Energy Production (2pt threshold)
> EA Optimize Energy Performance (8pt threshold)
>SS High Priority Site

>SS Rainwater Management

> Indoor Water Use Reduction (4pt threshold)

4.0 — Sustainability
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4.4

Boston Green Building Credits

At this preliminary design stage, the Proposed Project will evaluate achieving two of
the four available Boston Green Building credits (Appendix A of Article 37):

Groundwater Recharge

The Proponent intends to assess if the site-wide rain water management plan meets
the requirements of this Green Building credit once it is further developed.

At a minimum, the BWSC requirements will be met, but at this time the infiltration
rates, seasonal high groundwater elevations, and locations of soil and/or
groundwater contamination have not been evaluated. These factors may limit the
Proposed Project from infiltrating in certain areas.

Modern Mobility

The Proponent plans to pursue the Boston Green Building Modern Mobility credit
through implementation of a comprehensive TDM Plan, as described further in
Section 5.7 of Chapter 5, Transportation. As part of the transportation mitigation
strategy, the Proposed Project includes significant short- and long-term bicycle
storage locations, in compliance with BTD’s guidelines, and including a public bike-
share station, if desired by the City, as well as access to public transportation. The
Proponent will consider providing preferred parking for low-emitting fuel-efficient
vehicles and/or electric vehicle charging stations within each of the garages serving
the buildings comprising the Proposed Project.

USGBC LEED Certification

The Proposed Project has been registered with USGBC through LEED Online as a
LEED Master Site. Each of the proposed buildings is registered with USGBC through
LEED Online in association with the LEED Master Site.

Energy Conservation Approach

The development team evaluated the possibility of establishing a central plant to
provide steam for the Project. However, due to the phased nature of the Project, a
central plant is not practical. It would need to be on-line for Building 1, but it could be
years before the final building is complete limiting the practicality of a central plant.

The Proposed Project buildings will be designed to be energy efficient to the extent
possible. Buildings will include a high-performance envelope designed specifically for
the building use and orientation. Buildings will have a central plant with high-efficiency
cooling tower equipment and condensing boilers. Ventilation air will be provided
through ERUs. The residences will have water source heat pump units. The core and
shell office tenants will provide their own run ducts and terminal units. The Proponent

4.0 — Sustainability
4-9



Allston Yards

Project Notification Form

4.41

4.4.2

plans to register the proposed buildings with the ENERGY STAR Portfolio Manager®
program to record and monitor whole-building electricity, gas, and water use.3

As Stop & Shop is intending to make the new grocery store a flagship, the current design
for building systems will aim to achieve innovative energy conservation measures,
including high-efficiency systems and capturing the rejected heat from the refrigeration for
heating hot water. Additionally, the Proponent is exploring opportunities for renewable
energy, such as a photovoltaic array and the use of fuel cells.

Preliminary Energy Model Results/GHG Emissions Reductions

In alignment with its regional efforts to reduce Greenhouse Gas ("GHG") emissions
and in support of Boston’s specific GHG emissions reduction targets, the Proponent
will continue to evaluate energy efficiency measures (“EEMs") for possible inclusion
in select portions of the Proposed Project. The EEMs may include high-performance
glazing, increased insulation, low lighting power densities, low flow plumbing
fixtures, high-efficiency mechanical and ventilation systems equipment and
alternative energy sources. Whole building energy modeling was used for a
preliminary analysis of possible energy efficient measures.

Through the implementation of energy-optimizing building design and systems, the
proposed design for the initial phase, Building 1, is targeting a reduction in overall
energy usage by over 20 percent compared to a conventional design (the ASHRAE
90.1-2013 baseline) resulting in an approximately 10 percent reduction in stationary
source GHG emissions (accounted for in Carbon Dioxide, or CO,). (Note, the
percentages of energy use are different than CO, emission reductions due to
emissions conversion factors.) The future residential buildings, and core and shell of
the office building and retail spaces are anticipated to also meet the current Stretch
Energy Code requirement to be a minimum of 10 percent below the baseline. The
estimated stationary source GHG emissions reductions for the residential buildings is
9 percent, and core and shell office building is 11 percent. The energy usage savings
and associated GHG emissions reductions will be further defined for later buildings
as design advances and approvals are sought.

Estimated energy use demand and costs are preliminary and subject to change upon
further design of the Proposed Project.

Clean and Renewable Energy

Combined Heat and Power

CHP systems are most efficient when there is a hot water demand all year round,
making it applicable for the residential projects and possibly the grocery store. The
development team will continue to explore the benefits of implementing CHP for

3 EPA created the ENERGY STAR Portfolio Manager®, an online tool that measures and tracks energy and water consumption, as
well as greenhouse gas emissions. For additional information visit: https://www.energystar.gov/buildings/facility-owners-and-
managers/existing-buildings/use-portfolio-manager
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each of the residential buildings for use in heating domestic hot water. Due to the
lack of a significant domestic hot water demand, the benefits of CHP are minimal for
the core and shell office building.

The development team studied the additional energy savings that the installation of
a small CHP systems could provide for the residential buildings. For this initial study,
it was assumed that each residential building would have a 75-kW CHP system,
which would provide all of the heating hot water and domestic hot water
throughout the year. The preliminary findings indicate the annual energy use savings
for the individual residential towers do not significantly change; however, the annual
energy cost savings increase by approximately 8 to 9 percent each.

Overall, if considering the impact of the inclusion of the CHP on a Project-wide-
scale, the annual energy cost savings and CO; emissions reduction is approximately
20 percent.

As design advances, the development team will continue to assess the viability of
including small-scale CHP systems for each of the residential projects.

Solar Photovoltaic (PV) Systems

A preliminary evaluation of incorporating both roof-mounted and building integrated
solar PV systems has been conducted for the Proposed Project. The results of this
study show the initial payback assessment is 20 years for the roof mounted arrays and
34 years for the building integrated approach. As the design progresses, the
development team will re-evaluate the possibility of a solar PV array installation once
there is more detail regarding the available roof area and a better understanding of
any possible incentive or grant programs to help offset the initial investment. At a
minimum, the proposed buildings will be solar ready in order to accommodate a
possible future solar installation. This will give the Proponent flexibility to install solar
at a later date. The development team will consider how the roof structure, roof space,
and building orientation will affect a future installation. The necessary infrastructure
will be included as the building design evolves and solidifies.

Solar Thermal

Solar thermal systems are dependent on available roof area, whereas solar PV
systems can be installed in a several locations including vertically along the facade.
Solar thermal and solar PV systems have similar paybacks; however, there are
additional maintenance costs associated with solar thermal.

As noted above, the Proponent is committed to investigating the benefits of a small
CHP system for each of the residential buildings. A CHP system should provide hot
water to satisfy most of the domestic hot water load for the building. Therefore,
there would be no need for additional capacity from a solar thermal system.
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4.4.3

4.5

4.5.1

Architectural Wind

The development team evaluated the merits of building mounted mini-turbines and
determined they would not provide enough power to make the installation
economically feasible. A mini-turbine will produce less electricity than a solar PV
system, but will likely cost more to install. Wind turbines also have additional ongoing
operation and maintenance costs to consider since they contain moving parts.

Geothermal

The Proponent will explore the application of geothermal systems for the Proposed
Project. The existing soils and sub-surface conditions will impact the type of system
and the layout, therefore, further investigation is necessary.

Energy Efficiency Utility Assistance

The development team held initial meetings with representatives of local utility
companies serving the area to discuss the potential utility incentives programs
available for each building. By continuing to work with these utilities throughout the
design process, the Proponent will evaluate additional energy conservation
strategies and, therefore, additional energy savings and associated GHG emissions
reductions may be achieved. The Proposed Project will participate in the MassSave
New Construction Program, which is designed to target energy efficiency
opportunities in new commercial facilities.

To determine the incentive levels, a whole building energy model will be created
using DOE-2 based eQuest Version 3.65. The analysis will be performed through the
Mass Save Whole Building Program, Large Building Path. The baseline energy model
will be based on ASHRAE 90.1-2013. The proposed model will incorporate energy
conservation measures proposed by the development team. The proposed model
will accurately reflect the whole building, per its design.

Climate Change Preparedness and Resiliency

As required by the BPDA for Large Project Review, the Proponent has begun to
consider the projected impacts related to climate change in early stages of planning
and design by completing the Resiliency Checklist (Appendix B). Climate change is
expected to result in rising sea levels, more frequent extreme storms, and more
extreme weather events. The following sections describe what has been considered
as it relates to climate change impacts as part of the early stages of project design

Sea Level Rise and Extreme Storms/Flooding

The Project Site is located outside of the 100-year flood zone and approximately
2,510 feet from the closest open body of water; therefore, extreme flooding and sea
level rise are not anticipated to impact the Proposed Project.
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4.5.2

4.5.3

Extreme Weather Conditions/Events

In addition to sea level rise, additional climate change issues predicted for
Massachusetts, per the 2011 Massachusetts Climate Change Adaptation Report,
include an increase in extreme weather events which could consist of drought,
tropical rainfall patterns (i.e., increased precipitation) and extreme heat and cold
stretches, increase in the number of days with extreme heat (i.e., temperatures
greater than 90°F and 100°F) and/or fewer days of snow yet increased winter
precipitation.* Project-related resiliency measures aimed at addressing these
potential events are discussed below.

Potential Resiliency Measures

Site Design

To manage stormwater, the Proposed Project will provide infiltration that retains site
runoff while providing treatment and peak flow mitigation in accordance with
municipal stormwater standards. Additionally, the Project Site will grade away from
the proposed buildings and on-site drainage will be picked up by area drains or
infrastructure in the surrounding streets.

At the street level, the Proponent aims to reduce the heat island effect through the use
of use of light-colored paving materials and integration of greenery, such as tree canopy
cover and several landscape features along the streetscape and common green space.

Any new utilities (i.e., gas, electrical) will be buried below ground to reduce the
possibility of a localized power outage caused during extreme storm events.
Protective plantings throughout and at the edges of the Project Site will mitigate
potential wind effects created by open spaces. Additionally, the proposed
community green located at the corner of Guest Street Extension and Arthur Street
will have a dense tree canopy at the periphery to mitigate potential wind effects
created by the adjacent architecture.

Building Design and Operations

The Project Site location was assessed for its vulnerability to sea level rise and/or
extreme flooding. It was determined the Proposed Project does not fall within the
projected 100-Year Floodplain.

The following design and planning measures will be explored to mitigate for rising
temperature impacts:
> Employing reflective roof materials and/or vegetated roofs;

> Designing the residential units for natural ventilation (i.e., operable windows),
which help mitigate power disruptions by reducing the reliance on mechanical

4 Executive Office of Energy and Environmental Affairs and Adaptation Advisory Committee, Massachusetts Climate Change
Adaptation Report, September 2011.
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ventilation systems windows by providing fresh air when mechanical systems are
down; and

As part of the energy modeling process, climate files that reflect the predicted
increase in temperature may be used to better understand how the buildings and
their systems would perform under different climate conditions. (This
understanding may then be considered when designing major plant and overall
HVAC systems.)
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LEED v4 for BD+C: New Construction and Major Renovation
Project Checklist Project Name: Allston Yards Buildings 1,2 + 3
Date: May 18, 2017

Y ? N
mcmn Integrative Process 1
10| 4 | 1 Location and Transportation 16 3 | 5| 5 |Materials and Resources 13
X [Credit LEED for Neighborhood Development Location 16 Y Prereq Storage and Collection of Recyclables Required
1 Credit Sensitive Land Protection 1 T Prereq Construction and Demolition Waste Management Planning Required
2 Credit High Priority Site 2 3 | 2 |Credit Building Life-Cycle Impact Reduction 5
4 1 Credit Surrounding Density and Diverse Uses 5 1 1 |creat Building_Product Disclosure and Optimization - Environmental Product Py
Declarations
1 2 1 [Credit Access to Quality Transit 5 1 1 |Credit Building Product Disclosure and Optimization - Sourcing of Raw Materials 2
1 Credit Bicycle Facilities 1 1 1 [Credit Building Product Disclosure and Optimization - Material Ingredients 2
1 Credit Reduced Parking Footprint 1 1 1 Credit Construction and Demolition Waste Management 2
1 Credit Green Vehicles 1
4 | 5 |Indoor Environmental Quality 16
3 4 | 3 |Sustainable Sites 10 L Prereq Minimum Indoor Air Quality Performance Required
Y Prereq Construction Activity Pollution Prevention Required Y Prereq Environmental Tobacco Smoke Control Required
1 Credit Site Assessment 1 2 Credit Enhanced Indoor Air Quality Strategies 2
2 |Credit Site Development - Protect or Restore Habitat 2 1 1 1 |Credit Low-Emitting Materials 3
1 Credit Open Space 1 1 Credit Construction Indoor Air Quality Management Plan 1
2 1 |Credit Rainwater Management 3 1 1 |Credit Indoor Air Quality Assessment 2
1 1 Credit Heat Island Reduction 2 Credit Thermal Comfort 1
1 Credit Light Pollution Reduction 1 1 1 Credit Interior Lighting 2
3 [Credit Daylight 3
5 [ 2 | 4 |water Efficiency 1" 1 Credit Quality Views 1
Y Prereq Outdoor Water Use Reduction Required 1 Credit Acoustic Performance 1
Y Prereq Indoor Water Use Reduction Required
Y| Prereq Building-Level Water Metering Required 4 | 2| 0 Innovation 6
1 1 Credit Outdoor Water Use Reduction 2 3 2 Credit Innovation 5
2 1 3 |Credit Indoor Water Use Reduction 6 1 Credit LEED Accredited Professional 1
1 1 |Credit Cooling Tower Water Use 2
1 Credt  Water Metering 1 1 | 2 | 1 |Regional Priority 4
1 Credit Regional Priority: High Priority Site 1
10| 6 | 17 Energy and Atmosphere 33 1 Credit Regional Priority: Rainwater management (2 pt threshold) 1
Y Prereq Fundamental Commissioning and Verification Required 1 Credit Regional Priority: Optimize Energy (8 pt threshold) 1
Ty | Prereq Minimum Energy Performance Required 1 |Credit Regional Priority: Renewable Energy (2 pt threshold) 1
Ty | Prereq Building-Level Energy Metering Required
Y Prereq  Fundamental Refrigerant Management Required [44129] 36 R{})INE} Possible Points: 110
3 2 1 |Credit Enhanced Commissioning 6 Certified: 40 to 49 points, Silver: 50 to 59 points, Gold: 60 to 79 points, Platinum: 80 to 110
4 2 | 12 [Credit Optimize Energy Performance 18
1 Credit Advanced Energy Metering 1
2 |Credit Demand Response 2
1 2 |Credit Renewable Energy Production 3
1 Credit Enhanced Refrigerant Management 1
2 Credit Green Power and Carbon Offsets 2
Source: TGE Prepared By: VHB

Figure 4.1

Preliminary LEED-New Construction
Scorecard

Allston Yards
Allston, Massachusetts
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LEED v4 for BD+C: Core and Shell
Project Checklist

14[ 6] 0
X
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Y
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1 1
1
1
5/2[4
Y
Y
Y
1 1
2 1 3
1 1
1
12] 6 [ 14
Y
Y
Y
Y
3| 2 1
6 2 | 10
:
1
1 2
1
2

Integrative Process

Location and Transportation

Credit
Credit
Credit

Credit

Credit
Credit
Credit
Credit

LEED for Neighborhood Development Location
Sensitive Land Protection

High Priority Site

Surrounding Density and Diverse Uses
Access to Quality Transit

Bicycle Facilities

Reduced Parking Footprint

Green Vehicles

Sustainable Sites

Prereq Construction Activity Pollution Prevention
Credit Site Assessment

Credit Site Development - Protect or Restore Habitat
Credit Open Space

Credit Rainwater Management

Credit Heat Island Reduction

Credit Light Pollution Reduction

Credit Tenant Design and Construction Guidelines
Water Efficiency

Prereq Outdoor Water Use Reduction

Prereq Indoor Water Use Reduction

Prereq Building-Level Water Metering

Credit Outdoor Water Use Reduction

Credit Indoor Water Use Reduction

Credit Cooling Tower Water Use

Credit Water Metering

Energy and Atmosphere

Prereq Fundamental Commissioning and Verification
Prereq Minimum Energy Performance

Prereq Building-Level Energy Metering

Prereq Fundamental Refrigerant Management
Credit Enhanced Commissioning

Credit Optimize Energy Performance

Credit Advanced Energy Metering

Credit Demand Response

Credit Renewable Energy Production

Credit
Credit

Enhanced Refrigerant Management
Green Power and Carbon Offsets

1
Required
1

A AN W a N

1
Required
Required
Required

2

6
2
1

33
Required
Required
Required
Required

6

18

N A

Project Name: Allston Yards Building 4

Date: May 18, 2017

4 | 7 [Materials and Resources

Prereq

Prereq

Credit

Credit

N

Credit

=

Credit

Credit

21

Storage and Collection of Recyclables
Construction and Demolition Waste Management Planning
Building Life-Cycle Impact Reduction

Building Product Disclosure and Optimization - Environmental Product
Declarations

Building Product Disclosure and Optimization - Sourcing of Raw Materials
Building Product Disclosure and Optimization - Material Ingredients
Construction and Demolition Waste Management

Indoor Environmental Quality

Prereq

Prereq

Credit

Credit

Credit

Credit

Credit

2|0

Minimum Indoor Air Quality Performance
Environmental Tobacco Smoke Control
Enhanced Indoor Air Quality Strategies
Low-Emitting Materials

Construction Indoor Air Quality Management Plan
Daylight

Quality Views

Innovation

N

| creait

| creait

Innovation
LEED Accredited Professional

Regional Priority

Credit

Credit

Credit

Credit

Regional Priority: High Priority Site

Regional Priority: Rainwater management (2 pt threshold)
Regional Priority: Optimize Energy (8 pt threshold)
Regional Priority: Renewable Energy (2 pt threshold)

Certified: 40 to 49 points, Silver: 50 to 59 points, Gold: 60 to 79 points, Platinum: 80 to 110

Possible Points:

14
Required
Required

6

NN N

10
Required

Required
2

- W s W

- oo

NN S

110

Source: TGE

Prepared By: VHB

Figure 4.2

Preliminary LEED-Core & Shell Scorecard

Allston Yards

Allston, Massachusetts
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LEED v4 for ID+C: Commercial Interiors

Project Checklist

Project Name: Grocery Store
Date: November 3, 2016

Y ? N
| 2 Credit Integrative Process 2
8 | 8 | 2 |Location and Transportation 18 7 | 5] 5 [Indoor Environmental Quality 17
X |Credit LEED for Neighborhood Development Location 18 Y Prereq Minimum Indoor Air Quality Performance Required
5 3 Credit Surrounding Density and Diverse Uses 8 T Prereq Environmental Tobacco Smoke Control Required
2 3 2 |Credit Access to Quality Transit 7 2 Credit Enhanced Indoor Air Quality Strategies 2
1 Credit Bicycle Facilities 1 1 1| 1 |Credit Low-Emitting Materials 3
2 Credit Reduced Parking Footprint 2 1 Credit Construction Indoor Air Quality Management Plan 1
1 1 Credit Indoor Air Quality Assessment 2
4 | 2 | 6 |water Efficiency 12 1 Credit Thermal Comfort 1
Y Prereq Indoor Water Use Reduction Required 1 1 |Credit Interior Lighting 2
4 | 2| 6 [credt Indoor Water Use Reduction 12 2 | 1 [oredtt Daylight 3
1 Credit Quality Views 1
14 | 11 | 13 Energy and Atmosphere 38 2 |Credit Acoustic Performance 2
Y Prereq Fundamental Commissioning and Verification Required
B2 Prereq Minimum Energy Performance Required 4 | 2| 0 Innovation 6
T Prereq Fundamental Refrigerant Management Required 3|2 Credit Innovation 5
4 1 Credit Enhanced Commissioning 5 1 Credit LEED Accredited Professional 1
8 6 | 11 [Credit Optimize Energy Performance 25
2 Credit Advanced Energy Metering 2 2 | 2| 0 |Regional Priority 4
1 2 |Credit Renewable Energy Production 3 1 Credit Regional Priority: LT Bicycle Facilities 1
1 Credit Enhanced Refrigerant Management 1 1 Credit Regional Priority: LT Reduced Parking Footprint 1
2 Credit Green Power and Carbon Offsets 2 1 Credit Regional Priority: MR BPDO EPDs 1
1 Credit Regional Priority: EA Renewable Energy OR Optimize Energy Pe 1
3 | 3 | 7 |Materials and Resources 13
Y prereq  Storage and Collection of Recyclables Required LS Possible Points: 110
T Prereq Construction and Demolition Waste Management Planning Required Certified: 40 to 49 points, Silver: 50 to 59 points, Gold: 60 to 79 points, Platinum: 80+
1 Credit Long-Term Commitment 1
4 |Credit Interiors Life-Cycle Impact Reduction 4
1 1 |[Credit Building Product Disclosure and Optimization - Environmental Product Declarations 2
1 1 |Credit Building Product Disclosure and Optimization - Sourcing of Raw Materials 2
1 1 |Credit Building Product Disclosure and Optimization - Material Ingredients 2
1 1 Credit Construction and Demolition Waste Management 2
Source: TGE Prepared By: VHB

Figure 4.3

Preliminary LEED-Commercial Interior
Scorecard

Allston Yards
Allston, Massachusetts
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Transportation

This chapter provides a detailed and comprehensive evaluation of the existing and
proposed transportation conditions, and identifies potential traffic impacts and
resulting mitigation as a result of the Proposed Project. The analysis has been
conducted using standard methodologies of the Boston Transportation Department
(BTD). Based on the findings of this analysis, the Proposed Project meets BTD's traffic
impact criteria and complies with the required BTD standards for automobile and
bicycle parking. In addition, the Proposed Project’s traffic analysis was reviewed by
two separate independent traffic peer reviews.

The Proposed Project will provide for the following area-wide
improvements/benefits:

> Advances the Proposed Project’s transportation improvements and
mitigation together with the initial phase of development;

> Advances the goals of Guest Street Planning Study;

> Provides a lotting plan that allows for enhanced vehicular and pedestrian
connections, including the new Guest Street and Braintree Street
Extensions, which would otherwise not be achievable without the Proposed
Project;

> Addresses existing deficiencies and improves conditions of Everett Street,
resulting in an overall LOS C at the Guest Street Extension/Everett Street
intersection;

> Dedicates substantial land area to public streets and ways promoting the
long-term success of previously approved projects;

> Addresses existing deficiencies and fulfills the long-term need to align the
Arthur Street/Guest Street intersection;

> Minimizes impacts at key locations, including the North Beacon Street/
Market Street intersection, Everett Street/North Beacon Street intersection,
Union Square, and other locations; and

> Reduces vehicular traffic by locating density immediately adjacent to the
recently-opened Boston Landing MBTA commuter rail station and
providing ample accommodations for pedestrians and bicyclists.

The transportation infrastructure improvements to be implemented as part of the
Proposed Project have been designed to accommodate traffic from the potential
redevelopment of surrounding properties, including Boston Landing, Boston Volvo
Village dealership, and others, as well as the traffic anticipated to be generated by
the Proposed Project. By providing transportation improvements as part of the initial
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phase, the Proposed Project “unlocks” the potential for redevelopment of these
surrounding properties.

Overall, the additional new traffic generated by the Proposed Project can be
accommodated on the surrounding roadway network and, with the Proposed
Project’s transportation infrastructure improvements, minimal impacts are expected
from the Proposed Project.

Summary of Key Findings and Benefits

The following are key findings and benefits related to transportation in conjunction
with the Proposed Project:

>  Traffic generated by the Proposed Project can be accommodated at the study
area intersections through the implementation of planned improvements and
signal timing modifications planned as part of the initial phase of the Proposed
Project.

> The Project Site's proximity to public transportation, including several bus lines
and the new MBTA Boston Landing Station, will help minimize the need for
vehicular travel.

> The parking needs for the Proposed Project will be accommodated by a
proposed parking supply of up to 1,300 parking spaces.

> Transportation improvements proposed as part of the Proposed Project have
been designed to accommodate pedestrian, bicycle, and vehicular traffic.

> The Proposed Project provides a more pedestrian-friendly environment with
sidewalks to be constructed along all streets within the Project Site with
connections between Market Street, Everett Street, and North Beacon Street.

> The Proposed Project provides an internal roadway network designed to be
compatible with bicycle use, including a new separated bike lane on Guest Street
Extension, as well as secure interior bicycle storage and at-grade bicycle racks.

> The Proposed Project will include implementation of a Transportation Demand
Management (“"TDM") Plan with specific measures to promote and encourage
residents, employees, and visitors to use alternative transportation modes.

> The Proposed Project supports the viability of the recently opened Boston
Landing MBTA commuter rail station through increased ridership, and frequency
of stops and weekend service by creating additional housing units (including
home ownership) and promoting the use of the adjacent public transit services.

While the Project Site access enhancements all are designed to accommodate the
full Project development, as well as the ongoing development of other nearby
projects, these improvements all will be constructed in conjunction with the initial
phase of the Project.
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Project Description

As described previously in Chapter 1, Project Description, the Proposed Project
involves the redevelopment of a 10.6-acre Project Site currently occupied by a
supermarket and adjoining retail stores. The development program for the Proposed
Project is presented in Table 5-1.

Table 5-1 Proposed Development Program Summary*

Use Approximate Size
Residential Up to 1,050 units’
Office 300,000 GSF?3
Grocery 67,000 GSF*
Retail/Restaurant 50,000 GSF°
Community Green 0.5 acres®
Parking Up to 1,300 spaces

*Note: To be developed in multiple buildings, each of which can be developed together or independently
of the other with a mix of uses, consistent with the uses and use intensities above, in response to
evolving market conditions.

GSF  Gross Square Feet including mechanical/unusable space.

1 To consist of a range of housing types, sizes, and price points, including affordable units and
home ownership units.

2 Includes amenity space.

3 May be substituted for residential use consisting of approximately 340 units; however, office use is

more impactful from a transportation perspective and, therefore, is being analyzed as such under
the Article 80 review for the Proposed Project.

4 Includes 3,000 square feet of community space.
5 Includes restaurant space proposed throughout; locations to be determined.
6 May include a restaurant with outdoor seating.

The Proposed Project is intended to be developed through a long-term, multi-
phased abproach over several years. As currently anticipated, the initial phase will
include Building 1 and certain other site-wide improvements while keeping the
existing supermarket open and operational. Refer to Section 1.3.5 of Chapter 1,
Project Description for the components of the initial phase as currently
contemplated. Access improvements involving the Guest Street Extension to the
other new/surrounding streets and intersections (East Street, and the new
Guest Street Extension/Everett Street and Guest Street/Arthur Street
intersections) will be implemented as part of the initial phase of development.

The Proposed Project has been designed to accommodate a variety of phasing
scenarios. The proposed development program presented above in Table 5-1 is to
be developed in individual buildings, each of which can be developed together or
independently of the other with a mix of uses, consistent with the uses and use
intensities above, in response to evolving market conditions.

To provide a conservative analysis, the transportation analysis for the Proposed
Project was based on a slightly larger development program which has since been
modified to that presented in Table 5-1. Therefore, the results presented herein are
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5.3.1

conservative in nature, with the likely traffic generation and associated impacts
being overestimated, which results in a conservative analysis that confirms that the
Proposed Project’s traffic generation can be appropriately accommodated.

Study Methodology

The following transportation analysis has been performed in conformance with the
Massachusetts Executive Office of Energy and Environmental Affairs (EEA)/Executive
Office of Transportation (EOT) guidelines. It also follows standard methodologies
used by BTD, including the projection of Proposed Project-related trips based on
Institute of Transportation Engineers (ITE) trip rates and the application of local
travel characteristics established through the Access Boston 2000-2010 initiative.
Synchro 8 software was used to facilitate the evaluation of traffic operations based
on Highway Capacity Manual' (HCM) methodologies.

The transportation analysis considers the following primary analysis scenarios:

> 2016 Existing Conditions — based on traffic data collection conducted within the
study area in May 2016 and October 2016 supplemented with counts from
March 2017.

> 2023 No-Build Conditions — Future conditions for a seven-year time horizon as
expected to occur if the Proposed Project was not constructed.

> 2023 Build Conditions — Future conditions for a seven-year time horizon
assuming the construction of the Proposed Project.

Study Area

Based on a review of traffic studies prepared for other nearby development projects
and familiarity with the surrounding area, vehicular traffic associated with the
Proposed Project will be widely dispersed throughout the nearby street network.
Based on this analysis, an initial study area was identified and sent to BTD for review
and approval. Following meetings over the course of the summer of 2016, the study
area was expanded to include additional locations in the Allston neighborhood to
the east of the Project Site, and to include additional locations further to the south
and west. Considering these and other factors, the following intersections, as shown
in Figure 5.1, were included in the study area for the Traffic Impact and Access Study:

> Market Street at Leo M. Birmingham Parkway/Lincoln Street
> Market Street at Guest Street/Stockyard Driveway

> Market Street at Vineland Street

> Market Street at North Beacon Street

> Market Street at Faneuil Street

> Market Street at Sparhawk Street/Arlington Street

1 Highway Capacity Manual; Transportation Research Board; Washington D.C.; 2010.
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> North Beacon Street at Life Street/Etna Street

> North Beacon Street at Murdock Street/Self-Storage Driveway
> North Beacon Street at Hichborn Street/ Dustin Street

> North Beacon Street at Arthur Street/Wingate Driveway

> North Beacon Street at Saunders Street

> North Beacon Street at Gordon Street

> North Beacon Street at Everett Street/KFC Driveway

> North Beacon Street/Brighton Avenue at Cambridge Street
> Cambridge Street at Hano Street

> Cambridge Street at Denby Road

> Cambridge Street at Harvard Avenue/Franklin Street

> Braintree Street at Rugg Road

> Everett Street at Western Avenue

> Everett Street at “Old"” Everett Street (north)

> Everett Street at Stop and Shop Driveway

> Everett Street at "Old” Everett Street (south)

> "Old" Everett Street at Blaine Street

> "Old" Everett Street at Braintree Street

> Guest Street at Life Street

> Guest Street/Stop and Shop Driveway at Arthur Street

Consistency with Area Planning

As described in Section 1.6.1 of Chapter 1, Project Description, in 2012, neighborhood
stakeholders, local officials, and city planners collaborated to produce the Guest Street
Planning Study. The study provides recommendations for the future development of
the area surrounding the Project Site, including approximately 100 acres of land
located between the Turnpike, Cambridge Street, North Beacon Street, and Market
Street. The stated goals of this planning study were to create a 2040 vision for the area
to help set the framework for future development and identify how this area can be
transformed into a more vibrant, mixed-use environment with an active “18-hour vital
urban center” atmosphere.

Consistent with the Guest Street Planning Study, the area surrounding the Project Site
has been transforming from a general manufacturing/warehousing environment to
one that will be predominantly mixed-use. Through this change, there should continue
to be an increase in pedestrian and bicyclists in the study area. The Proposed Project is
highly consistent with this trend; a more pedestrian-friendly environment will be
provided within the Project Site limits by way of dedicated bicycle facilities and
sidewalks along the new Guest Street Extension to be constructed as part of the
Proposed Project, and other new pedestrian and bicycle improvements within the
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5.4.1

Proposed Project. The Proposed Project will also reinforce pedestrian connectivity
between Market Street, Everett Street, and North Beacon Street.

As noted earlier, the development proposal for the Project Site is consistent with the
Guest Street Planning Study. This chapter also contains analysis and discussion of
how the Proposed Project is consistent with the vision of the Guest Street Planning
Study for the improved transportation network that will be created in conjunction
with the Proposed Project.

Existing Transportation Conditions

Evaluation of the transportation impacts associated with the Proposed Project
requires a thorough understanding of the existing transportation system in the study
area. Therefore, a complete inventory and evaluation of the existing transportation
system in the study area was conducted. The analysis of existing transportation
conditions is based on the existing network, roadway and intersection geometry,
traffic control, existing daily and peak hour traffic volumes, traffic safety conditions,
and existing public transportation and pedestrian facilities.

This section describes existing transportation conditions, including an overview of
roadway conditions, transit, pedestrian and bicycle facilities, and general site
conditions. A discussion of the existing on-street parking supply also is provided.

Existing Site Uses and Access

As discussed previously in Section 1.2 of Chapter 1, Project Description, the Project
Site currently houses approximately 100,000 gross square feet of retail space,
including an approximately 65,000-square foot supermarket. This development was
constructed in 1998 with smaller ancillary retailers in a one-story building, and an
approximately 450-space surface parking lot.

Access to the Project Site is currently provided by multiple driveways connecting to
the surrounding roadway network, though there are various restrictions associated
with some of these driveways. The existing Project Site vehicular access and circulation
is shown on Figure 5.2. Primary access to the Project Site is currently provided via a
driveway extending from Arthur Street to the south. Arthur Street is a public way that
extends from its signalized intersection with North Beacon Street (Route 20) to
Hichborn Street where it then turns into a private access drive into the Project Site.
An internal driveway rings the Project Site with truck delivery to the existing grocery
store occurring along the Turnpike frontage from Braintree Street. The Project Site
also connects to the west to Guest Street, which leads to and from Market Street
further to the west through the adjacent Boston Landing development. The existing
Site currently also has a right-turn, enter-only driveway on Everett Street. While there
is signage restricting that driveway to entering right-turns only, exiting traffic and
entering left-turn movements also were observed to occur at this driveway. Finally, an
enter-only driveway is located at the northeasterly end of the Project Site connecting
to Braintree Street underneath the Everett Street overpass.
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Existing Roadways

Market Street

Market Street is located approximately 2,000 feet to the west of the Project Site and
traverses the study area in a general north-south direction between Birmingham
Parkway and Sparhawk Street. Market Street is currently a four-lane roadway between
Birmingham Parkway and North Beacon Street and a two-lane roadway between
North Beacon Street and Sparhawk Street with additional turning lanes provided at
major intersections. On-street parking is provided on both sides of Market Street
between Faneuil Street and Sparhawk Street and on the east side of the roadway
between Faneuil Street and North Beacon Street. Sidewalks are provided on both sides
of Market Street and crosswalks are provided at major intersections. Bike lanes are
provided in both directions on Market Street between Birmingham Parkway and Guest
Street and between Faneuil Street and Sparhawk Street. Land use along Market Street
consists of a mix of commercial and residential uses.

North Beacon Street

North Beacon Street is located approximately 700 feet to the south of the Project
Site and traverses the study area in a general east-west direction between Market
Street and Cambridge Street. North Beacon Street is currently a two-lane roadway
with additional turning lanes provided at major intersections. On-street parking is
provided on both sides of North Beacon Street. Sidewalks are provided on both
sides of North Beacon Street and crosswalks are provided at most intersections.
Land use along North Beacon Street consists of a mix of commercial, industrial, and
residential uses.

Everett Street

Everett Street is located to the east of the Project Site and traverses the study area in
a general north-south direction between Western Avenue and North Beacon Street.
Everett Street is currently a two-lane roadway. On-street parking is prohibited on
both sides of Everett Street. Sidewalks are provided on both sides of Everett Street
and crosswalks are provided at the intersections with North Beacon Street and Old
Everett Street (south). Land use along Everett Street consists of a mix of commercial
and residential uses.

Existing Intersections
Intersection geometry and physical characteristics are presented below. Traffic
operations and LOS analysis are presented later in this chapter.

Market Street at Leo M. Birmingham Parkway/Lincoln Street

Market Street, Leo M. Birmingham Parkway, and Lincoln Street intersect at a four-way
signalized intersection. The Leo M. Birmingham Parkway eastbound approach consists
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of two general purpose travel lanes. Lincoln Street is one-way in the westbound
direction and the approach consists of one left-turn lane and one general purpose
travel lane. The Market Street northbound approach consists of two general purpose
travel lanes. The Leo M. Birmingham Parkway southbound approach consists of two
through lanes and one right-turn lane. Sidewalks are provided on both sides of Market
Street south of the intersection, the east side of Leo M. Birmingham Parkway north of
the intersection and the north side of Lincoln Street east of the intersection.
Crosswalks are provided across the Market Street northbound approach and the
Lincoln Street westbound approach. Bike lanes are provided in both directions on
Market Street south of the intersection. On-street parking is provided on both sides of
Lincoln Street east of the intersection. MBTA bus stops are located on both sides of
Leo M. Birmingham Parkway north of the intersection.

Market Street at Guest Street/Stockyard Driveway

Market Street and Guest Street/Stockyard driveway intersect at a four-way signalized
intersection. The Stockyard restaurant driveway eastbound approach consists of one
general travel lane and provides access to/from the parking lot for the Stockyard
restaurant. The Guest Street westbound approach consists of one left-through lane
and one right-turn lane. The Market Street northbound and southbound approaches
consist of two general purpose travel lanes. Sidewalks are provided on both sides of
the Guest Street westbound approach and the Market Street northbound and
southbound approaches. Crosswalks are provided across the Guest Street
westbound approach and the Market Street northbound approach. Bike lanes are
provided in both directions on Market Street north of the intersection. On-street
parking is prohibited on both sides of all approaches. An MBTA bus stop is located
on the east side of Market Street south of the intersection.

Market Street at Vineland Street

Market Street and Vineland Street intersect at a three-way unsignalized intersection.
Vineland Street is one-way in the eastbound direction, consists of one general travel
lane, and is under stop control. The Market Street northbound and southbound
approaches consist of two general purpose travel lanes. Sidewalks are provided on
both sides of all approaches. There are no crosswalks provided at this intersection.
On-street parking is provided on both sides of Vineland Street. An MBTA bus stop is
located on the west side of Market Street south of the intersection.

Market Street at North Beacon Street

North Beacon Street and Market Street intersect at a four-way signalized
intersection. All four approaches consist of two general purpose travel lanes.
Sidewalks are provided on both sides of all approaches and crosswalks are provided
across all approaches. On-street parking is prohibited on both sides of North Beacon
Street and Market Street. MBTA bus stops are located on both sides of North
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Beacon Street east of the intersection and on the east side of Market Street south of
the intersection.

Market Street at Faneuil Street

Market Street and Faneuil Street intersect at a three-way signalized intersection. The
Faneuil Street eastbound approach and the Market Street northbound approach
consist of one general travel lane. The Market Street southbound approach consists
of one through lane and one right-turn lane. Sidewalks are provided on both sides
of all approaches and crosswalks are provided across all approaches. Bike lanes are
provided in both directions on Market Street south of the intersection and in the
southbound direction on Market Street north of the intersection. On-street parking
is provided on both sides of Faneuil Street and on the east side of Market Street.

Market Street at Sparhawk Street/Arlington Street

Market Street and Sparhawk Street/Arlington Street intersect at a four-way
signalized intersection. The Arlington Street eastbound approach, Sparhawk Street
westbound approach, and Market Street northbound approach consist of one
general travel lane. The Market Street southbound approach consists of one left-turn
lane and one through-right lane. Sidewalks are provided on both sides of all
approaches and crosswalks are provided across all approaches. Bike lanes are
provided in both directions on Market Street with “bike boxes” also provided on
both approaches. On-street parking is provided on both sides of Arlington Street.
MBTA bus stops are located on the west side of Market Street south of the
intersection and on the east side of Market Street north of the intersection.

North Beacon Street at Life Street/Etna Street

North Beacon Street and Life Street/Etna Street intersect at a four-way signalized
intersection with offset approaches on Life Street and Etna Street. The North Beacon
Street eastbound and westbound approaches and the Life Street southbound
approach consist of one general purpose travel lane. Etna Street is one-way in the
southbound direction away from the intersection. Sidewalks are provided on both
sides of all approaches and crosswalks are provided across the northbound Etna Street
approach, the southbound Life Street approach, and on North Beacon Street between
Etna Street and Life Street. On-street parking is provided on both sides of Etna Street,
the west side of Life Street, and the south side of North Beacon Street. MBTA bus
stops are located on both sides of North Beacon Street west of the intersection.

North Beacon Street at Murdock Street/Simply Self-Storage Driveway

North Beacon Street and Murdock Street/Simply Self-Storage driveway intersect at a
four-way unsignalized intersection. The North Beacon Street eastbound and
westbound approaches and the Self-Storage driveway southbound approach consist
of one general purpose travel lane. Murdock Street is one-way in the southbound
direction away from the intersection. The Self-Storage driveway southbound
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approach provides access to/from the parking lot for a Self-Storage facility and is
under stop control. Sidewalks are provided on both sides of the North Beacon Street
eastbound and westbound approaches and the Murdock Street northbound
approach. No crosswalks are provided at this intersection. On-street parking is
provided on both sides of North Beacon Street and the east side of Murdock Street.

North Beacon Street at Dustin Street/Hichborn Street

North Beacon Street and Dustin Street/Hichborn Street intersect at a four-way
unsignalized intersection. All approaches consist of one general purpose travel lane.
Dustin Street is one-way in the northbound direction towards the intersection. The
Dustin Street northbound and Hichborn Street southbound approaches are under
stop control. Sidewalks are provided on both sides of all approaches and crosswalks
are provided across all approaches. On-street parking is provided on both sides of
Dustin Street.

North Beacon Street at Arthur Street/Wingate Driveway

North Beacon Street and Arthur Street intersect at a four-way signalized intersection
with offset approaches on Arthur Street and the former Wingate nursing home
driveway. The North Beacon Street eastbound approach consists of one left-turn lane
and one through-right lane. The North Beacon Street westbound approach consists of
one left-through lane and one right-turn lane. The Arthur Street southbound approach
consists of one left-turn lane and one right-turn lane. The former Wingate driveway
northbound approach consists of one general purpose lane. While this driveway
previously provided access to/from the Wingate at Brighton assisted living facility, that
facility closed in early 2016. Sidewalks are provided on both sides of the North Beacon
Street eastbound and westbound approaches and the Arthur Street southbound
approach. Crosswalks are provided across the North Beacon Street eastbound
approach and the Arthur Street southbound approach. On-street parking is prohibited
on both sides of all approaches.

North Beacon Street at Saunders Street

North Beacon Street and Saunders Street intersect at a three-way unsignalized
intersection. All approaches consist of one general purpose travel lane. Saunders
Street is one-way in the northbound direction towards the intersection and is under
stop control. Sidewalks are provided on the both sides of all approaches and
crosswalks are provided across the North Beacon Street westbound approach and
the Saunders Street northbound approach. On-street parking is provided on both
sides of Saunders Street. MBTA bus stops are located on both sides of North Beacon
Street east of Saunders Street.

North Beacon Street at Gordon Street

North Beacon Street and Gordon Street intersect at a three-way unsignalized
intersection. All approaches consist of one general purpose travel lane. The Gordon
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Street northbound approach is under stop control. Sidewalks are provided on both
sides of all approaches and a crosswalk is provided across the Gordon Street
northbound approach. On-street parking is provided on the north side of North
Beacon Street and the west side of Gordon Street.

North Beacon Street at Everett Street/KFC Driveway

North Beacon Street and Everett Street/KFC driveway intersect at a four-way signalized
intersection with offset approaches on Everett Street and the KFC Driveway. The North
Beacon Street eastbound approach consists of two general purpose lanes. The North
Beacon Street westbound approach consists of one through lane and one right-turn
lane. All left turns from the westbound approach of North Beacon Street into the KFC
driveway are prohibited via signage. The Everett Street southbound approach consists
of one general purpose lane. The KFC Driveway is one-way southbound away from the
intersection, only providing access for vehicles entering the KFC parking lot. Sidewalks
are provided on both sides of the North Beacon Street eastbound and westbound
approaches and the Everett Street southbound approach. Crosswalks are provided
across the North Beacon Street eastbound approach and the Everett Street
southbound approach. On-street parking is provided on the north side of North
Beacon Street west of the intersection.

North Beacon Street/Brighton Avenue at Cambridge Street

North Beacon Street/Brighton Avenue and Cambridge Street intersect at a four-way
signalized intersection known locally as Union Square. The North Beacon Street
eastbound approach consists of two general purpose lanes. The Brighton Avenue
westbound approach consists of one left-turn lane, one left-through lane, and one
through lane. Right-turning traffic exits the westbound Brighton Avenue approach
prior to the intersection via a channelized right-turn slip-ramp. The Cambridge
Street northeast-bound approach consists of two through lanes and one right-turn
lane. All left turns from the northeast-bound approach of Cambridge Street onto
North Beacon Street are prohibited via signage. The Cambridge Street southwest-
bound approach consists of one left-through lane, one through lane, and one right-
turn lane. Sidewalks are provided on both sides of all approaches and crosswalks are
provided across all approaches. On-street parking is provided on the north side of
Cambridge Street. MBTA bus stops are located on both sides of North Beacon Street
west of the intersection, the south side of Brighton Avenue east of the intersection,
and the north side of Cambridge Street southwest of the intersection.

Cambridge Street at Hano Street

Cambridge Street and Hano Street intersect at a three-way unsignalized intersection.
All approaches consist of one general travel lane. The Hano Street southbound
approach is under stop control. Sidewalks are provided on both sides of all
approaches and crosswalks are provided across the Hano Street southbound approach
and the Cambridge Street westbound approach. A bike lane is provided in the
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westbound direction on Cambridge Street east of the intersection. The westbound
movement through the intersection is marked with standard cross-hatched “Do not
block intersection” pavement markings. On-street parking is provided on the west side
of Hano Street and the north side of Cambridge Street. MBTA bus stops are located
on the north side of Cambridge Street east of the intersection and on the south side of
Cambridge Street across from the Hano Street approach.

Cambridge Street at Denby Road

Cambridge Street and Denby Road intersect at a three-way signalized intersection.
All approaches consist of one general travel lane. Sidewalks are provided on both
sides of all approaches and crosswalks are provided across the Denby Road
southbound approach and the Cambridge Street westbound approach. Bike lanes
are provided in both directions on Cambridge Street. The westbound and eastbound
movements through the intersection are marked with standard cross-hatched “Do
not block the intersection” pavement markings. On-street parking is provided on
both sides of Cambridge Street and on the east side of Denby Road.

Cambridge Street at Harvard Avenue/Franklin Street

Cambridge Street and Harvard Avenue/Franklin Street intersect at a four-way
signalized intersection. The Cambridge Street eastbound approach consists of two
general purpose travel lanes. The Cambridge Street westbound approach consists of
one left-turn lane, one through lane, and one right-turn lane. The Harvard Avenue
northbound approach consists of one left-through lane and one right-turn lane. The
Franklin Street southbound approach consists of one general purpose travel lane.
Sidewalks are provided on both sides of all approaches and crosswalks are provided
across all approaches. Bike lanes are provided in the westbound direction on
Cambridge Street west of the intersection and in the southbound direction on
Harvard Avenue south of the intersection. On-street parking is provided on the west
side of Harvard Avenue south of the intersection and on the west side of Franklin
Street north of the intersection. MBTA bus stops are located on both sides of
Cambridge Street west of the intersection.

Braintree Street at Rugg Road

Braintree Street and Rugg Road intersect at a three-way unsignalized intersection.
All approaches consist of one general purpose travel lane. The Rugg Street
northbound approach is under stop control. Sidewalks are provided on both sides of
all approaches. No crosswalks are provided at this intersection. On-street parking is
provided on the south side of Braintree Street and on the west side of Rugg Road.

Everett Street at Western Avenue

Everett Street and Western Avenue intersect at a four-way signalized intersection
approximately one-half mile to the north of the Project Site. The Western Avenue
eastbound approach consists of one shared left-turn/through lane and one right-
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turn lane. The Western Avenue westbound approach consists of a single left-turn
lane and one shared through/right lane. The Everett Street northbound approach
consist of one left-turn lane and one shared through/right-turn lane. The Everett
Street southbound approach consists of one general purpose travel lane. Sidewalks
are provided on both sides of all approaches and crosswalks are provided across all
approaches. Bike lanes are provided in both directions on Western Avenue to the
west of the intersection and in the westbound direction only on Western Avenue
east of the intersection. On-street parking is provided on the south side of Western
Avenue east of the intersection. MBTA bus stops are located on both sides of
Western Avenue west of the intersection.

Everett Street at “Old” Everett Street (north)

Everett Street and "Old” Everett Street (north) intersect at a four-way unsignalized
intersection to the north of the Turnpike. “Old"” Everett Street provides local access
to Lincoln Street while Everett Street carries traffic over the Turnpike. All approaches
consist of one general purpose travel lane. The northeast-bound and southbound
approaches on Everett Street are under yield control and the northbound approach
on Old Everett Street and the eastbound approach from the local driveway are under
stop control. Sidewalks are provided on both sides of all approaches. A crosswalk is
provided across the northbound approach of Everett Street. On-street parking is
prohibited along all approaches.

Everett Street at Stop and Shop Driveway

Everett Street and the Stop & Shop Driveway intersect at a three-way unsignalized
intersection. The Everett Street northbound approach consists of one through travel
lane. All left turns from the northbound approach of Everett Street into the Stop and
Shop driveway are prohibited via signage. The Everett Street southbound approach
consists of one general purpose travel lane. The Stop and Shop driveway is one-way
westbound away from the intersection only providing access for vehicles entering
the Stop and Shop Parking Lot. Sidewalks are provided on both sides of Everett
Street and on the south side of the Stop and Shop driveway. No crosswalks are
provided at this intersection. On-street parking is prohibited on all approaches.

Everett Street at Old Everett Street (south)

Everett Street and Old Everett Street (south) intersect at a four-way unsignalized
intersection east of the Project Site and south of the Turnpike. Old Everett Street
provides local access to Braintree Street while Everett Street carries traffic over the
Turnpike. The easterly leg of the intersection consists of a driveway providing access
and egress to a small residential complex. All approaches consist of one general
purpose travel lane. The southbound approach on Old Everett Street and the
westbound approach on the driveway are under stop control while the southeast-
bound and northbound approaches on Everett Street are under no control.
Sidewalks are provided on both sides of all approaches. A crosswalk is provided
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across the southbound approach of Old Everett Street and the southeast-bound
approach of Everett Street. On-street parking is provided along the west side of the
southbound approach of Old Everett Street.

Old Everett Street at Blaine Street

Old Everett Street and Blaine Street intersect at a three-way unsignalized
intersection. Single travel lanes are provided in both directions on Old Everett Street
and there is a single entering and exiting lane on Blaine Street, with the westbound
approach being under stop control. Blaine Street is signed as a private way with no
through-traffic allowed and parking only permitted for residents. Sidewalks are
provided on both sides of Old Everett Street. A crosswalk is provided across the
Blaine Street westbound approach. On-street parking is provided on the west side of
Old Everett Street and on both sides of Blaine Street.

Old Everett Street at Braintree Street

Old Everett Street and Braintree Street intersect at a four-way unsignalized
intersection at the northeast end of the Project Site. The Old Everett Street
northbound approach and the Braintree Street westbound approach consist of one
general purpose travel lane and are under stop control. The northerly leg of this
intersection serves a 20+ space parking area primarily used by the adjacent
commercial building located at 119 Braintree Street. The curb cut to this parking
area is wide enough to allow for single entering and exiting lanes. While no signs or
pavement markings are provided, the exiting approach was observed to function as
if it were under stop-sign control. The westerly leg of the intersection is a one-way
westbound, enter-only driveway to the existing Project Site, though some level of
exiting traffic was regularly observed. Sidewalks are provided on both sides of Old
Everett Street south of the intersection and on both sides of Braintree Street east of
the intersection. No crosswalks are provided at this intersection. On-street parking is
provided on the south side of Braintree street east of the intersection, and the west
side of Old Everett Street south of the intersection. Regular parking activity also was
observed on both sides of Braintree Street to the west of the intersection, though no
signage is present concerning parking.

Guest Street at Life Street

Guest Street and Life Street intersect at a three-way unsignalized intersection. All
approaches consist of one general purpose travel lane and are under stop control.
Sidewalks are currently provided on both sides of Life Street and on the south side
of Guest Street. A crosswalk currently is provided across the Life Street northbound
approach. On-street parking is provided on both sides of Guest Street. The
intersection of Guest Street and Life Street is currently being reconstructed as part of
the adjacent Boston Landing project.
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544

Guest Street/Project Site Driveway at Arthur Street/Arthur Street
Extension

Approximately 725 feet to the north of North Beacon Street (Route 20), Arthur Street
is intersected by Guest Street from the west at a four-way unsignalized intersection.
The easterly leg of this intersection is the driveway to the existing Project Site just
west of the Stop & Shop building space. The northerly leg of this intersection is
Arthur Street Extension. All approaches to this intersection currently consist of single
lanes which are under stop control. The Arthur Street and Site driveway legs of the
intersection are located on the Project Site property. The westerly Guest Street
segment extends to Market Street as a public roadway while Arthur Street Extension
extends to and from the north within Boston Landing. A new residential building
located at 125 Guest Street currently is under construction at the southwest corner
of this intersection.

Arthur Street Extension provides access (by passing through the Project Site) to both
structured parking for Boston Landing, as well as access to a “kiss and ride” area for
the recently opened MBTA Boston Landing commuter rail station. Sidewalks
currently are provided on both sides of Arthur Street, both sides of Guest Street, and
the south side of the Site Driveway. Crosswalks are provided across the Guest Street
eastbound approach and the Arthur Street southbound approach. On-street parking
is provided on both sides of Guest Street. MBTA bus stops are located on both sides
of Arthur Street south of the intersection.

As discussed later in Section 5.5.4, this intersection will be reconfigured as part of
the Proposed Project’s initial construction, and will be signalized in conjunction with
the continued advancement of the surrounding developments. In addition to
addressing long-standing issues associated with the current non-standard
configuration, these improvements will accommodate the Proposed Project’s traffic
while also allowing the adjacent Boston Landing project to move forward to its Full
Build configuration. The construction of the planned Guest Street Extension within
the Project Site and accompanying full-access signalized intersection with Everett
Street also will be discussed in detail later in this chapter.

Existing Traffic Volumes

Traffic volumes for the study area roadways and intersections were collected by VHB
in May, October, and November 2016, and in March 2017. Peak-period turning
movement and classification (TMC) counts were collected at the study area
intersections on a typical weekday from 7:00 to 9:00 AM and 4:00 to 6:00 PM, and
on, a typical Saturday from 11:00 AM to 2:00 PM. These time periods were selected
so that the combined peak periods for the roadway and Project Site activity would
be evaluated.

In addition, VHB conducted automatic traffic (ATR) counts for a continuous 72-hour
period, including a typical weekday and Saturday. These counts were conducted on
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Market Street, Arthur Street, North Beacon Street, and Everett Street. The observed
traffic volumes are summarized in Table 5-2.

Table 5-2 Observed Traffic Volumes
Weekday Saturday
Daily? Morning Peak Hour Evening Peak Hour Daily Midday Peak Hour
K Dir. K Dir. K Dir.
Location Vol  Factor*  Dist. Vol  Factor* Dist. Vol® Factor® Dist.
Market Street, north of
North Beacon Street:
Northbound 8,575 680 605 7,480 600
Southbound 10,445 _570 _840 9,810 _715
Total 19,020 1,250 6.6% 54%WB 1,445 7.6% 58%SB = 17,290 1,315 7.6% 57%SB
Arthur Street, north of
North Beacon Street:
Northbound 2,145 145 205 , 215
Southbound 2,935 240 340 2,990 345
Total 5,060 385 7.6% 62%SB 545 10.7% 63%NB 5,170 560 10.8% 62%SB
Everett Street, north of
North Beacon Street:
Northbound 5,495 525 420 4,775 480
Southbound 3,905 245 360 3,275 240
Total 9,400 770 82% 68%NB 780 8.3% 54%NB | 8,050 720 8.9% 67%NB
North Beacon Street
(Route 20), west of
Gordon Street:
Eastbound 9,280 635 645 8,570 690
Westbound _6,860 _ 440 _ 485 6,170 _ 385
Total 16,140 1,075 6.7% 59%EB 1,130 7.0% 57%EB | 14,740 1,075 7.3% 64%EB

Source: Based on automatic traffic recorder counts conducted on Market Street in October 2016, Arthur Street in November 2016,
and Everett Street and North Beacon Street in May 2016.

a Average Daily Traffic volume, expressed in vehicles per day

b Represents the percent daily traffic which occurs during the peak hour

C Directional distribution of peak hour traffic

Note: Peak hours do not necessarily coincide with the peak hours of turning movement counts.

As noted earlier, intersection turning movement counts (TMCs) also were conducted
in conjunction with the traffic counts summarized above. The TMCs were used to

establish the study area network peak hour volumes for the existing conditions

analysis. The weekday morning peak hour was determined to be from 8:00 AM to
9:00 AM while the evening peak hour was from 5:00 PM to 6:00 PM. The Saturday
peak hour occurred 12:45 PM and 1:45 PM. No seasonal adjustments were required
based on VHB's research of this area. The existing weekday morning, weekday
evening, and Saturday peak hour traffic volumes are shown in Figures 5.3, 5.4, and

5.5, respectively. The raw count data are included in Appendix C.
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5.4.5

5.4.6

Pedestrians and Bicycles

Pedestrian volumes observed during the same weekday morning, weekday evening, and
Saturday morning peak hours identified earlier are summarized in Figures 5.6 through
5.8. Currently observed bicycle volumes throughout the traffic study area also are
highlighted in Figures 5.9 through 5.11 for the weekday morning, weekday evening, and
Saturday midday peak hours, respectively. While nominal bicycling activity was observed
within the study area, there is increased attention in providing improved bicycle
amenities within this area. As part of city-wide efforts to promote biking, the City of
Boston created the “Boston Bikes” program in 2007 to focus on improvements in
engineering, enforcement, education, encouragement, and evaluation of biking.
Through this program, the city has categorized most of the roadways within the traffic
study area as being suitable for intermediate to advanced bicyclists.

In the fall of 2013, BTD published its Boston Bike Network Plan? which laid out a plan
for creating safer streets for bicycling. The five-year action plan in that report calls
for Guest Street to the west of the Project Site to have protected bicycle lanes. That
treatment also is specified for Cambridge Street to the northwest of the Franklin
Street/Harvard Street intersection. For the segment of Cambridge Street between
this intersection and Union Square to the southwest, exclusive bike lanes are
anticipated. Likewise, the plan also envisions exclusive bike lanes being provided for
North Beacon Street within the study area. On a longer-term basis, the 30-year
vision presented in that plan identifies Guest Street between Market Street and the
Project Site as being part of a primary route connecting neighborhoods and
employment centers as part of the overall bicycle network. As discussed later in
greater detail, the Guest Street Extension to be constructed through the Project Site
will be entirely consistent with this vision and will feature separated bike lanes on
both sides of the road. These new bike facilities will connect to the existing exclusive
bicycle lanes already in place on Guest Street further to the west. In addition, all
other internal roadways within the Site are being designed to be bicycle friendly.

The City of Boston is also continuing to advance the city-wide bike-sharing program
known as “"Hubway”, under which there are currently 180 bike-sharing stations
provided in the greater Boston area for over 1,600 bicycles. This program began
operating in July 2011 and the goal is for it to continue expanding with
accommodations for over 5,000 bikes at 300 bike-sharing stations.

Existing Public Transit

Buses

The study area is currently well served by five MBTA bus routes within a half mile of
the Project Site, as shown in Figure 5.12. Direct access to the Project Site is provided
by Route 64, with a stop located adjacent to the Project Site at Guest Street and
Arthur Street. Routes 57, 66, 86, and 70/70A all operate within a half mile of the
Project Site. The nearest stops on Routes 57 and 66 are located at Union Square. The

2 Boston Bike Network Plan — Boston Transportation Department (Boston, Massachusetts) Fall 2013.
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5.4.7

nearest stop on Route 86 is located on Market Street and the nearest stop on Route
70/70A is located on Western Avenue. The B Branch of the MBTA Green Line at the
Warren Street station also is located slightly over one-half mile from the Project Site.
Peak period frequencies/headways for MBTA bus services are summarized in

Table 5-3.

Table 5-3 Project Area MBTA Service

Peak-Hour

Frequency
Service Origin / Destination (minutes)
Route 64 Oak Square — Kendall/MIT 13-30
Route 57 Watertown Yard — Kenmore Station 5-12
Route 66 Harvard Square — Dudley Station 9-11
Route 86 Sullivan Square — Reservoir 10-18
Route 70/70A Waltham/North Waltham — Central Square/ 9-18

University Park

B Branch Green Line  Park Street — Boston College 6

Source: MBTA

Commuter Rail

Construction of the Boston Landing MBTA commuter rail station next to the Project
Site recently was completed and the station became operational in late May 2017.
The new commuter rail station serves the MBTA Framingham/Worcester Commuter
Rail Line, which operates between Union Station in Worcester and South Station in
Boston. This new station provides commuter rail access to the Project Site to and
from the Back Bay and downtown Boston, as well as points to the west. The new
Boston Landing MBTA commuter rail station has the same general frequency of
service as most of the other stations along this line, including the nearby
Auburndale, West Newton, and Newtonville stops. Specifically, the first of six-
weekday morning peak-period inbound stops occurs at 6:42 AM, with subsequent
trains arriving at approximate 35-minute intervals. Eight additional stops are
scheduled throughout the day with the last train arriving at 7:42 PM. In the
outbound direction, there are eleven total stops over the course of the day, with six
occurring in the afternoon peak-period. The headways between trains during the
weekday afternoon peak period ranges from 25- to 60-minutes. Weekend service
also is offered at the Boston Landing MBTA commuter rail station with the same
number of stops and headways found at other stations along this line. The complete
Framingham/Worcester Line schedule is provided for reference in Appendix C.

Public Parking

The parking accommodations associated with the Proposed Project are discussed in
detail in the Future Conditions section of this chapter. The Proposed Project has
been designed so that its parking needs can fully be accommodated within the
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Project Site without affecting the availability of existing public parking in the
surrounding area. That section also summarizes an inventory, which was conducted
of the existing on-street public parking within the study area. This existing parking
currently serves the various commercial and residential uses in the area. In
conjunction with the recent reconstruction of Guest Street within the adjacent
Boston Landing site, on-street parallel parking is now provided on that roadway
between Life Street and Arthur Street. In total, there are currently almost forty
parking spaces in this area with accompanying signage indicating a two-hour limit
for parking between 8 AM and 6 PM, Monday through Saturday. On-street parallel
parking with various time-of-day restrictions also is provided along North Beacon
Street throughout the study area. The overall existing on-street parking within the
traffic study area is shown in Figure 5.13.

Crash Analysis

A detailed crash analysis was conducted to identify potential vehicle accident trends
and/or roadway deficiencies in the traffic study area. The most current vehicle
accident data for the traffic study area intersections were obtained from MassDOT
for the years 2010 to 2014. The MassDOT database is comprised of crash data from
the Massachusetts Registry of Motor Vehicles (RMV) Division primarily for use in
traffic studies and safety evaluations. Data files are provided for an entire city or
town for an entire year, though it is possible that some crash records may be
omitted either due to individual crashes not being reported, or the city crash records
not being provided in a compatible format for RMV use. It also should be noted that
the location for some accidents cannot be precisely determined from the database.
These locations typically involve interchange intersections. A summary of the study
intersections vehicle accident history based on the available RMV data is presented
in Table 5-4 and the detailed crash data is provided in Appendix C.

Crash rates are calculated based on the number of accidents at an intersection and the
volume of traffic traveling through that intersection on a daily basis. Rates that exceed
MassDOT's average for accidents at intersections in the district in which the town or
city is located could indicate safety or geometric issues for a particular intersection. As
Boston is in MassDOT's District 6, the calculated crash rates were compared to those
of MassDOT District 6, which are 0.70 for signalized intersection and 0.53 for
unsignalized intersections. These rates imply that, on average, 0.70 accidents occurred
per million vehicles entering signalized intersections throughout District 6, and 0.53
accidents occurred per million vehicles entering unsignalized intersections.

Review of the accident data indicates that all the study area intersections are below
the district crash rate averages. The intersections of North Beacon Street/Brighton
Avenue at Cambridge Street and Market Street at Leo M. Birmingham Parkway/
Lincoln Street had the highest number of crashes in the study area with a total of
fifteen crashes occurring at each intersection over the five-year period. The most
common type of crashes at the two intersections were angle crashes and single
vehicle crashes. Six of the fifteen crashes at the intersection of North Beacon
Street/Brighton Avenue at Cambridge Street involved non-motorists (pedestrians,
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bicyclists) while none of the crashes at the intersection of Market Street at Leo M.
Birmingham Parkway/Lincoln Street involved non-motorists.

While some of the study area intersections may experience general congestion and
other operational issues, based on the analysis summarized above there are no
prevalent crash issues requiring further evaluation. However, as noted earlier,
improvements to key locations will be implemented as part of the Proposed Project.
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Table 5-4 Vehicular Crash Summary (2010-2014)

Market Street at

Market Street at

Market Street Market Street at Market Street

Market Street at

North Beacon

North Beacon Street at North Beacon Street North Beacon Street North Beacon

North Beacon

Birmingham Parkway/ Guest Street/ at Vineland North Beacon at Faneuil ~ Sparhawk Street/  Street at Life Murdock Street/ at Hichborn Street/  at Arthur Street/ Street at Street at
Lincoln Street Stockyard Driveway Street Street Street Arlington Street Street/Etna Street Self-Storage Driveway Dustin Street Wingate Driveway Saunders Street Gordon Street

Signalized? Yes Yes No Yes Yes Yes Yes No No Yes No No
MassDOT Average Crash Rate 0.70 0.70 0.53 0.70 0.70 0.70 0.70 0.53 0.53 0.70 0.53 0.53
Calculated Crash Rate 0.27 0.04 0.03 0.13 0.14 0.17 0.15 0.03 0.00 0.06 0.04 0.03
Exceeds Average? No No No No No No No No No No No No
Year
2010 3 2 0 0 0 2 2 0 0 0 0 1
2011 4 0 0 1 3 1 0 0 0 1 0 0
2012 2 0 0 1 1 1 0 0 0 1 1 0
2013 3 0 0 4 1 2 2 0 0 0 0 0
2014 3 0 1 1 0 0 0 1 0 0 0 0
Total 15 2 1 7 5 6 4 1 0 2 1 1
Collision Type
Angle 6 0 1 4 3 3 1 0 0 2 0 1
Head-on 0 1 0 0 0 1 0 0 0 0 0 0
Rear-end 3 1 0 1 1 0 1 0 0 0 0 0
Rear-to-rear 0 0 0 0 0 0 0 0 0 0 0 0
Sideswipe, opposite direction 1 0 0 0 0 2 0 0 0 0 0 0
Sideswipe, same direction 2 0 0 1 0 0 0 0 0 0 0 0
Single Vehicle Crash 3 0 0 1 0 0 1 1 0 0 1 0
Not reported 0 0 0 0 1 0 1 0 0 0 0 0
Severity
Fatal Injury 0 0 0 0 0 0 0 0 0 0 0 0
Non-Fatal Injury 8 1 0 3 2 3 1 0 0 1 0 0
Property Damage Only 6 0 1 3 2 1 0 1 0 0 0 0
Not Reported 1 1 0 1 1 2 3 0 0 1 1 1
Time of day
Weekday ,7:00 AM - 9:00 AM 1 0 0 3 1 0 0 0 0 0 0 0
Weekday, 4:00 - 6:00 PM 3 0 0 0 1 0 0 0 0 0 0 0
Saturday 11:00 AM — 2:00 PM 2 0 0 0 3 0 1 0 0 0 0 0
Weekday, other time 7 2 1 4 0 1 2 0 0 2 1 1
Weekend, other time 2 0 0 0 0 5 1 1 0 0 0 0
Pavement Conditions
Dry 9 1 1 3 4 6 4 1 0 2 1 1
Wet 6 1 0 4 1 0 0 0 0 0 0 0
Snow 0 0 0 0 0 0 0 0 0 0 0 0
Ice 0 0 0 0 0 0 0 0 0 0 0 0
Slush 0 0 0 0 0 0 0 0 0 