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Demographics and
Institutional Needs

This chapter describes the “existing conditions” of the University including its
student and faculty demographics and the anticipated institutional needs of Suffolk
University during the 10-year term of the IMP. The University has identified these
institutional needs in order to meet the objectives of the University, as stated in
Chapter 2, and with strong consideration of the unique challenges present when
planning an urban campus, as will be illustrated in Chapter 5. With these constraints
and objectives, the University has identified a set of programmatic needs that are
required to continue to provide world-class educational and life experiences for its
students.

|
Student Demographics

In the fall of the 2006-2007 academic year, 4,612 full time equivalent (FTE)
undergraduate students, 1,007 FTE graduate students and 1,459 FTE law students
attended Suffolk University at its downtown Boston campus. The majority of these
students are commuters, with 765 undergraduate students housed in Suffolk’s two
residence halls (another 274 undergraduate beds at 10 West Street became available
in January 2008).

Approximately 2,300 commuting Suffolk students lived in City of Boston
neighborhoods.' The most popular Boston neighborhoods were Allston/Brighton,
Back Bay, Beacon Hill/West End, North End, and South Boston. The rest of Suffolk’s
students commuted from outside Boston. Chapter 8, Student Housing Plan, provides
detailed information on the residence locations of student living both on-campus and
off-campus.

v

1

Boston Redevelopment Authority Research Department, Insight, February 2006.
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Past Growth Trends

Table 4-1

Table 4-1 summarizes the University’s full-time and part-time enrollment at its
Boston campus over a period of eleven years since 1996. The table also provides the
percent change each year as well as the University’s average annual rate of change
over the period. As a result of steps the University has taken to strengthen its
program, undergraduate population grew by an average of about 6 percent per year
from 1996 to 2007. Enrollments in the graduate and law school programs have seen
less substantial change (about 4 percent and 0 percent, respectively).

Suffolk University Historical Enroliment’

Total Percent

1996- 1997- 1998- 1999- 2000- 2001- 2002- 2003- 2004- 2005- 2006- Change 1996 to
1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2007
Undergraduate 2,515 2,535 2,795 2,900 2,950 2,906 3,169 3,469 3,833 4,210 4,612 83.4%
Graduate 782 N/A 708 732 802 811 914 951 958 992 1,007 28.8%
Law School 1,503 1,487 1,488 1,466 1,471 1,456 1,471 1,471 1,480 1,484 1,459 -2.9%
Percent Change over Average Annual
Previous Year Rate of Change
Undergraduate 1% 10% 4% 2% -1.5% 9.1% 9.5% 10.5% 9.8% 9.5% 6.3%
Graduate N/A N/A 3% 10% 1.1% 12.7% 4.0% 0.7% 3.5% 1.5% 3.9%
Law School -1% 0% -1% 0% -1.0% 1.0% 0.0% 0.6% 0.3% -1.7% -0.1%
1. Enroliment expressed in full time equivalents (FTE) for the Boston campus only. FTEs include full time, part time and evening students but not continuing education,
certificate, or CAP students.
2 Enroliments for these years are approximations based on 1996-97 and 1999-00 enroliments.

N/A Data are not currently available.
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As shown above in Table 4-1, the undergraduate student population expanded more
rapidly in the later half of the decade studied, with a 10 percent annual growth in
enrollment between 2001 and 2007, compared with a 3.5 percent growth in
undergraduate enrollment between 1996 and 2001. As discussed later, these
increases are expected to level off in the next few years.

Although the majority of undergraduates commute to campus, Suffolk has increased
the percentage of students living on campus since 1996-1997. As shown in Table 4-2,
Suffolk has transitioned from a strictly commuter school to a partially residential
school. In 1995-1996, all Suffolk students were commuting from off campus. In the
current academic year, the number of students commuting has decreased to
approximately 80 percent. This number is expected to continue to decrease as
Suffolk increases its supply of student housing.

4-2 Demographics and Institutional Needs



Percent of Students

Table 4-2

Percent of Students Commuting and Housed in Residence Halls
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Suffolk University

* Full-time undergraduates (Boston Campus)

** Enrollment approximations based on 1996-97 & 1999-00 data

*** Between Fall 1997 and Spring 2003 131 Tremont (80 beds) was leased by the University

Table 4-3 presents the percentages of undergraduate, graduate, and law school
enrollment in full-time and part-time programs. About 90 percent of undergraduates
are full time students while only 27 percent of graduate students are full time.

Table 4-3

Suffolk University Enroliment Breakdown
Student Population Full-Time  Part-Time
Undergraduate 90% 10%
Graduate 27% 73%
Law School 63% 37%

Source:  Suffolk University
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Future Enroliment Targets

Relatively stable Law School
enroliment.

Modest increase in Graduate
Business and
Arts & Sciences enroliment.

Right-sized undergraduate
enroliment at 5,000.
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Enrollment

As mentioned above, the rate of growth experienced by Suffolk in the late 1990s and
early 2000s is expected to level off in the next few years as Suffolk reaches its desired
student population level. The projections presented in Table 4-4 and elsewhere in
this document are based on policies of the University, projected student
demographics in the Boston area, and current national trends.

Table 4-4
Suffolk University Enrollment Projections
6,000
5,000 00— —0—0—0—0—0o—
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Source: Suffolk University

The University is focused on stabilizing the undergraduate population on its Boston
campus at approximately 5,000 FTE students. Enrollment in graduate programs is
expected to remain relatively constant over the same period while a moderate
increase in Sawyer Business School enrollment is anticipated. The Suffolk Law
School enrollment is expected to remain unchanged or decline modestly.

In the past decade, Suffolk has made a concerted decision to alter its educational
objectives to attract high quality students and be able to provide the resources and
experiences that potential students are seeking. In the year long planning process
with the Task Force, the University identified the reasons for its past growth and

4-4 Demographics and Institutional Needs



explained its reasoning for setting an undergraduate enrollment target of 5,000 FTE
undergraduate students. These reasons include:

> A full-service university, much in demand today, requires a broad array of arts
and sciences subjects and requires a critical mass of students and faculty for each
of these to succeed.

> A first-class university requires a global perspective and outreach which
necessitates a larger scope of scholarship.

» Demand for part-time undergraduate education has steadily diminished.

» The community college system is meeting the needs of part-time students more
efficiently and economically.

» Part-time study is increasing for graduate and mid-career programs.

» The reputation of Suffolk has grown substantially and has led to growth in the
number of applicants.

» The reputation of Boston as a center for education and research attracts an
increasing number of students.

» The number and geographic range of international students has grown.

The University is committed to maintaining an average undergraduate enrollment of
5,000 undergraduate students over the period of its IMP. Suffolk’s admissions
policies are based on maintaining this level of undergraduate enrollment. Student
acceptance and enrollment are based on a set of criteria developed by the Office of
Admissions based on experience and current conditions.

______________________________________________________________|
Employment and Workforce Development

Employment

As of 2006, the University employed approximately 1,022 full-time employees, of
whom 341 were faculty, 585 were staff, and 96 were contract employees (see

Table 4-5. Additionally, the University employs approximately 557 part-time
employees. The number of full time faculty and staff is expected to grow slightly in
2007. Of the 1,579 total University employees, 24 percent live in the city of Boston;
the remaining 76 percent live outside the city (see Table 4-6). This percentage is
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Proposed Development Plan

This chapter describes the proposed development plan Suffolk University intends to
undertake during the term of the Institutional Master Plan (IMP). The program
includes identified proposed institutional projects; program needs for which the
University currently has no site; and changes of use in existing University owned or
leased buildings.

______________________________________________________________|
Proposed Institutional Projects
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Pursuant to Article 80, Section 80D-3, Suffolk University is proposing two
institutional projects within the IMP: (1) the Modern Theatre cultural and residential
project and (2) the 20 Somerset Street academic building project. These projects are
described below and summarized in Table 6-1. Suffolk is submitting a Project
Notification Form (PNF) for the Modern Theatre concurrently with this IMPNF and
will submit a PNF for 20 Somerset Street at a later date.

Both projects are subject to Institutional Master Plan Review under Article 80.

Section 80D-11 provides that any use or structure that has received a Certification of
Consistency pursuant to Section 80D-10 from the Director of the BRA and, if
applicable, has also received a Certification of Compliance under Large Project
Review (Section 80B), is in compliance with the use, dimensional, parking and
loading requirements of the underlying zoning, notwithstanding any provision of the
underlying zoning to the contrary and without the requirement of further Zoning
Relief.

6-1 Proposed Development Plan



Table 6-1
Proposed Future Projects

Cluster
Site location

Site Area/Lot Size
Approximate building footprint
Current Use

Future Uses'

Proposed Gross Floor Area (SF)
(Area to be Demolished)

Floor Area Ratio

Building Height

Location of Parking to be provided in
connection with proposed project

Current Zoning

Total Project Cost Estimate

Approximate Timetable for
Development (month, year of
construction start and completion)

Modern Theatre

20 Somerset

1

523-525 Washington Street
(# 16 on Figure 3-2)

4,850 SF

4,850 SF

Vacant
(formerly theater)

College or University Use:
Student Housing; Cultural

60,000 SF

(27,500 SF)

10.7

12 stories

129+ feet

No parking will be provided.

Midtown Cultural District

Subdistrict 4

$35 million

Construction Start: Fall 2008
Construction Completion: Summer 2010

5

20 Somerset Street
(#5 on Figure 3-2)
13,500 SF

10,200 SF

Vacant
(formerly government office)

College or University Use:
Classroom, Office, Studio, and Laboratory

105,000 SF

(68,000 SF)

8.0

10 stories

132 feet'

No parking will be provided.

Government Center / Markets District
Subdistrict 5

To be determined

Construction Start: To be determined
Construction Completion: To be determined

1. The proposed building height will be no higher than the existing penthouse, see Figure 6-9.

Modern Theatre

This project is the subject of a PNF submitted concurrently with this IMPNF. Suffolk
University proposes a redevelopment project that would achieve the BRA’s goals of
creating a vibrant multi-use center with a performing arts component. The proposed
new development will include a new student residential facility to serve Suffolk
students and a cultural center that includes a black-box/studio theater and gallery
space. As requested during the 10 West Street Student Residence Hall Large Project
Review process, the University agreed to investigate the feasibility of renovating the
Modern Theatre which will complete the renovation of the last remaining Historic
Washington Street Theater. The University intends to use the cultural spaces for its
own performances and exhibits, and for use by non-profit arts and cultural
organizations. It will explore alternatives including time-share arrangements and
rentals for individual events.
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The proposed plan for the project site fits well with Suffolk University’s 10 West
Street Student Residence Hall (10 West Street). The concept for the proposed project
reflects a coordinated approach to development of the two sites. The two projects
will include cultural, restaurant, and retail uses on the ground floor with entrances
on Washington Street. The new student residence occupies the upper floors, with a
single entrance on West Street.

Project Program

The Modern Theatre project will include historic restoration of the exterior and the
construction of a new twelve-story addition set back from the existing Washington
Street elevation. The building program includes:

» 2,400 SF, £200-seat black box/studio theater, which is accessible through an
entrance on Washington Street and can be adapted to a variety of uses.

» 800 SF art gallery and pre-function space, accessible through an entrance on
Washington Street.

» 180-200 bed student residence interconnected with the 10 West Street Residence
Hall and accessible only through a main entrance at 10 West Street.

» Supporting student residential uses, such as lounges and laundry facilities.

Suffolk University recently completed construction of 10 West Street, adjacent to the
Modern Theatre. The design concept for the Modern Theatre takes advantage of
those buildings” adjacencies. Complimentary functions are planned. The 10 West
Street building will have restaurant and retail spaces on the ground floor. The
restaurant and retail space will be adjacent to and complement the cultural space
provided on the ground floor of the Modern Theatre.

The upper floors of all three buildings will provide an integrated student residence.
A common ground floor lobby with a staffed security desk will be located at the

10 West Street entrance lobby. Internal circulation is provided between the buildings
so that they share access and common amenities. In addition to providing a better
living arrangement for students, this will enable efficient use of the small building
footprint on the Modern Theatre project site. Figures 6-1 through 6-4 present the
Modern Theatre Washington Street Elevation, Building Section, Integrated Ground
Floor Plan and Integrated Upper Floor Plan, respectively.

Project Benefits
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The proposed redevelopment project will produce numerous benefits for neighbors
and Boston residents. Many of these benefits expand on those provided through the
development of 10 West Street and complement those provided through neighboring
developments by other academic and cultural institutions. They reflect a response by
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the University to the goals and objectives of the City of Boston and requests by the
Suffolk University Community Task Force.

Key benefits include the following project features, amenities and impacts:

> Revitalization of the Midtown Cultural District and lower Washington Street,
through activities associated with the black box theater and gallery space;

» Support of the Mayor’s Downtown Crossing Initiative, an economic
development program to enliven the downtown shopping district; by adding
activity and up to 200 residents to the area;

» Preservation of the exterior facade of an historic Boston landmark which is part
of the Washington Street Theater District and which is listed on the National
Register of Historic Places;

> Restoration of the last of three theaters referenced in the 1996 Boston Historic
Theater Charrette, conducted by the Boston Preservation Alliance and the City of
Boston;

» Access to new cultural facilities by the local community and non-profits;

> Streetscape improvements, including sidewalk repairs and lighting along
Washington Street frontage; and

» 120 construction and 20 permanent jobs.

Currently, the C. Walsh Theatre, at 55 Temple Street, is Suffolk University’s premiere
performance space. Enhancements made during a 2006-2007 renovation of the
theatre included new seating; lighting; improved infrastructure for sound, light, and
media use; and increased accessibility. Throughout its history, the C. Walsh Theatre
has hosted notable speakers and a variety of arts performances. The proposed black
box theater in the Modern Theatre will complement the C. Walsh Theatre and
together they will support Suffolk’s Theater Department and the non-academic
Performing Arts Program. These two theaters are not duplicative or interchangeable.
The C. Walsh Theatre is better suited to larger productions and events while the
black-box/studio theater can accommodate smaller production needs.

20 Somerset Street
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The second future project of the proposed IMP is 20 Somerset Street. The site has
been the subject of discussion and review by the University and the Task Force as
part of the University’s planning process. The site is appropriate for a relocated
NESAD, which has been proposed by the University in lieu of residential, student
services, or athletics. Ongoing goals of facilities planning at Suffolk University are to
consolidate leased space into University owned properties and to integrate various
uses and programs in the Suffolk Crescent. Relocation of NESAD is a primary focus
of these goals. In addition to its location away from the core of the campus in leased
space, the 75 Arlington Street facility fails to meet the needs of the art program
because of substandard art studios and classrooms.

6-4 Proposed Development Plan



The 20 Somerset Street site is a good location for additional University academic uses
because of synergies with other facilities in the area. A new academic facility,
providing classrooms, studios, laboratories, and faculty offices, is an ideal use at this
location. Full-time art students are also enrolled in classes at the Sawyer, Donahue,
Archer, and other Suffolk academic buildings.

Presently, it is necessary for art students traveling between 75 Arlington Street and
other Suffolk academic buildings to walk through Beacon Hill, the Public Garden
and Boston Common. By moving the art school closer to the historic core of the
campus, there will likely be a decrease in student pedestrian travel through Beacon
Hill. Because students will access 20 Somerset Street directly from nearby academic
buildings, they will no longer need to cross Beacon Hill in order to travel between
NESAD and other classroom buildings (see comparison of pedestrian paths depicted
in Figure 6-5).

The use of 20 Somerset Street for Suffolk’s arts program and other academic uses
allows for a less intensive use than other University uses, such as a residence hall,
gymnasium, or student center. The decision to relocate NESAD to 20 Somerset Street
is based on two major considerations:

» NESAD’s current home at 75 Arlington Street is leased space that is remotely
located from the Suffolk campus. Suffolk continues to strive to consolidate its
leased properties, as stated in its 2001 IMP.

» The 75 Arlington Street facility is inadequate to meet the needs of NESAD and
can not feasibly be improved to meet the school’s needs. A building suitable for
meeting NESAD’s needs can be accommodated on the 20 Somerset Street site.

Existing Conditions
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The existing 20 Somerset Street building was built in 1930 and formerly housed the
Metropolitan District Commission headquarters. Figure 6-6 shows a photo of the
existing building and Figure 6-7 shows the current building footprint). The parcel
contains 13,500 SF and is located near the corner of Somerset Street and Ashburton
Place. Abutting uses include the McCormack Building, Roemer Plaza, the Garden of
Peace, the Suffolk County Courthouse, and the John Adams Courthouse. Suffolk’s
Sawyer Building is across Ashburton Place. Vacant since April 2004, the building
contains 68,000 SF in ten floors with 6,800 SF footprints. Suffolk University was
selected by the Commonwealth of Massachusetts Division of Capital Asset
Management (DCAM) as the developer of the property following a public
competitive process.

6-5 Proposed Development Plan



Based on structural analyses of the facility performed by independent consultants,
the University has been advised that the existing structure is not suitable for reuse for
the following reasons:

» Inadequate structural lateral bracing to satisfy current building codes, including
wind bracing and earthquake codes;

» Brick veneer pulling away from masonry support. This most likely would
require a full masonry recladding rather than preservation of existing masonry;
and

» Floor-to-floor heights are inadequate to accommodate academic uses, including
classrooms, art studios or laboratory uses, and modern building systems (as
illustrated in Figure 6-8).

For these reasons, the University has proposed to demolish the existing building and
construct a new state-of-the-art academic structure on the site.

Building Program

The design concept for the proposed future project at 20 Somerset Street is still being
contemplated. However, the proposed new facility will be no taller than the existing
structure. The north edge of the new building wall will remain in the location of the
existing building wall and will not move any closer to the Garden of Peace (as was
initially proposed in 2006). Conceptually, the development plan allows for a
building footprint of approximately 10,200 SF and a 10-story building, of which two
stories would be below grade. The building area would total approximately

100,000 SE. Suffolk’s proposal will conform to the dimensional requirements of the
zoning district (see Figure 6-9).

The proposed project will be limited to academic uses such as classrooms, offices,
studios, and laboratories. There will be no student housing or athletic facilities and
the building will not include a student center. The primary use proposed for

20 Somerset Street is to house NESAD, which is currently located in leased space at
75 Arlington Street on the opposite side of the Boston Common and Public Garden
from the main campus. The new NESAD space will include studios, classrooms,
administrative and support space, and gallery and exhibit spaces.

The relocation of NESAD will facilitate its fuller integration with the rest of the
Suffolk community. Students from NESAD will have easier access to courses on the
main campus and non-NESAD students will have greater access to the school’s
resources. NESAD is part of the College of Arts and Sciences (CAS) offering
undergraduate and graduate degrees and continuing education courses in Graphic
Design, Interior Design, and Fine Arts.

v

1

These include reports by Structures North Consulting Engineers, Inc. for Historic Boston Incorporated (2002) and
Simpson Gumperts & Heger for Levin Trusts (2002).
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The school has 15 staff members, 19 full-time faculty members and approximately
300 full time equivalent (FTE) students. NESAD’s current enrollment is listed below
in Table 6-2. Fifty percent of undergraduate classes are taken at 75 Arlington Street
and 50 percent are taken at other academic facilities located in the Beacon
Hill/Government Center area. Currently, 43 percent of undergraduate students
enrolled in NESAD live outside Boston; 20 percent live in Suffolk residence halls;

5 percent live in Back Bay; 5 percent live in Beacon Hill; and 26 percent live in other
Boston neighborhoods.

Table 6-2
NESAD Enrollment

Enroliment
Program (FTEs)
Undergraduate 204'
Graduate 81
Continuing Education _28
Total 313
Source: Suffolk University
1. Equivalent to 185 full-time students.

A preliminary planning exercise suggests that the classrooms would need to occupy
two full floors of the building. At 10,000 net square feet for 10 classrooms, there
would be potentially 1,000 additional net square feet per floor that could be used to
create small seminar rooms in addition to the larger classrooms.

A preliminary concept for potential distribution of the recommended program
within the building is suggested in the section diagram shown in Figure 6-10. While
there is logic to the distribution of space proposed in the section, other configurations
and program distribution scenarios will be explored. Figure 6-11 shows a proposed
site concept plan.

Project Benefits
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The proposed project will provide the University with badly needed academic space.
The use of the site for an academic building is in response to the concerns expressed
by members of the Task Force and the Beacon Hill community that institutional
needs such as athletics, student housing, and student center would be inappropriate
in this location. The proposed use reflects a response by the University to goals and
objectives of the City of Boston and the desires of the Task Force to provide an
institutional use on the site that minimizes impacts to the Beacon Hill community.

Key benefits include the following project features, amenities and impacts:

6-7 Proposed Development Plan





