
EXPANDED PROJECT NOTIFICATION FORM 

Submitted by: 
Artists For Humanity 

100 West Second Street 
Boston, MA 02127 

 

Prepared by: 
Epsilon Associates, Inc. 
3 Clock Tower Place, Suite 250 
Maynard, MA 01754 
 

 
 

In Association with: 
Behnisch Architekten 
Studio 2112 Landscape Architecture 
Goodwin Procter LLP 
Howard/Stein-Hudson Associates, Inc 
Samiotes Consultants, Inc 
Buro Happold Consulting Engineers, P.C. 
Transsolar, Inc. 
Knippers Helbig 

June 3, 2015 

Artists For Humanity 

Submitted to: 
Boston Redevelopment Authority 

One City Hall Square 
Boston, MA  02201 



EXPANDED PROJECT NOTIFICATION FORM 

Submitted by: 
Artists For Humanity 

100 West Second Street 
Boston, MA 02127 

 

Prepared by: 
Epsilon Associates, Inc. 
3 Clock Tower Place, Suite 250 
Maynard, MA 01754 
 
 
 
In Association with: 
Behnisch Architekten 
Studio 2112 Landscape Architecture 
Goodwin Procter LLP 
Howard/Stein-Hudson Associates, Inc 
Samiotes Consultants, Inc 
Buro Happold Consulting Engineers, P.C. 
Transsolar, Inc. 
Knippers Helbig 

June 3, 2015 

Artists For Humanity 

Submitted to: 
Boston Redevelopment Authority 

One City Hall Square 
Boston, MA  02201 



Table of Contents 

 



4120/Artists For Humanity i Table of Contents 
  Epsilon Associates, Inc. 

Table of Contents 

 

1.0 PROJECT SUMMARY 1-1 

1.3.1 Artists For Humanity Achievements 1-5 
1.3.2 Artists For Humanity Participation 1-6 
1.3.3 Artists For Humanity Core Program 1-7 
1.3.4 Educational Programs 1-8 
1.3.5 Additional AFH Programming 1-9 

1.7.1 Legal Judgments Adverse to the Proposed Project 1-10 
1.7.2 History of Tax Arrears on Property Owned in Boston by the  

Proponent 1-11 
1.7.3 Site Control/ Public Easements 1-11 

2.0 PROJECT DESCRIPTION 2-1 

2.2.1 Project Site 2-2 
2.2.2 Project Description 2-2 

2.2.2.1 Project Need – Youth Engagement 2-4 
2.2.2.2 Project Need – Community Connections 2-4 

3.0 TRANSPORTATION COMPONENT 3-1 

3.1.1 Purpose of the Transportation Component 3-1 
3.1.2 Project Description 3-1 
3.1.3 Study Methodology 3-1 

3.2.1 Existing Roadway Conditions 3-3 
3.2.2 Existing Intersection Conditions 3-4 
3.2.3 Existing Parking and Curb Use 3-6 
3.2.4 Existing Public Transportation 3-6 

1.1 Project Overview 1-1 
1.2 Development Team 1-1 
1.3 About Artists For Humanity 1-3 

1.4 Public Benefits 1-9 
1.5 Preliminary Project Schedule 1-10 
1.6 Consistency with Zoning 1-10 
1.7 Legal Information 1-10 

1.8 Regulatory Controls and Permits 1-11 

2.1 Surrounding Neighborhood 2-1 
2.2 Project Description 2-2 

3.1 Introduction 3-1 

3.2 Existing Transportation Conditions 3-3 



4120/Artists For Humanity ii Table of Contents 
  Epsilon Associates, Inc. 

Table of Contents (Continued) 

3.2.5 Existing Pedestrian and Bicycle Conditions 3-9 
3.2.6 Bicycle and Car Sharing 3-10 

3.3.1 Background Development Projects 3-10 
3.3.2 Proposed Infrastructure Improvements 3-10 
3.3.3 Site Access, Circulation, and Parking 3-18 
3.3.4 Trip Generation 3-20 
3.3.5 Bicycle Accommodations 3-25 
3.3.6 Loading and Service Accommodations 3-25 
3.3.7 Events 3-26 

4.0 ENVIRONMENTAL PROTECTION COMPONENT 4-1 

4.1.1 Site and Building Information 4-1 
4.1.2 Meteorological Information 4-1 
4.1.3 Pedestrian Wind Assessment 4-6 
4.1.4 Conclusion 4-9 

4.2.1 Introduction and Methodology 4-10 
4.2.2 Vernal Equinox (March 21) 4-10 
4.2.3 Summer Solstice (June 21) 4-10 
4.2.4 Autumnal Equinox (September 21) 4-11 
4.2.5 Winter Solstice (December 21) 4-11 
4.2.6 Conclusions 4-11 

4.3.1 Introduction 4-26 
4.3.2 Methodology 4-26 
4.3.3 Results 4-28 
4.3.4 Conclusions 4-29 

4.5.1 Traffic Related Air Quality Impacts 4-33 
4.5.2 Stationary Sources 4-34 

4.6.1 Hazardous Waste 4-34 
4.6.2  Operation Solid and Hazardous Waste Generation 4-35 

3.3 Future Conditions 3-10 

3.4 Transportation Mitigation Measures 3-26 
3.5 Transportation Demand Management 3-27 
3.6 Evaluation of Short-term Construction Impacts 3-28 

4.1 Pedestrian Level Winds 4-1 

4.2 Shadow Impacts 4-10 

4.3 Daylight Analysis 4-26 

4.4 Solar Glare 4-29 
4.5 Air Quality Analysis 4-33 

4.6 Solid and Hazardous Waste 4-34 



4120/Artists For Humanity iii Table of Contents 
  Epsilon Associates, Inc. 

Table of Contents (Continued) 

4.10.1  Subsurface Soil and Bedrock Conditions 4-37 
4.10.2  Groundwater 4-37 
4.10.3  Project Impacts and Foundation Considerations 4-38 

4.11.1 Introduction 4-38 
4.11.2 Construction Methodology/Public Safety 4-38 
4.11.3 Construction Schedule 4-39 
4.11.4 Construction Staging/Access 4-39 
4.11.5 Construction Mitigation 4-39 
4.11.6 Construction Employment and Worker Transportation 4-40 
4.11.7 Construction Truck Routes and Deliveries 4-40 
4.11.8 Construction Air Quality 4-40 
4.11.9 Construction Noise 4-41 
4.11.10 Construction Vibration 4-42 
4.11.11 Construction Waste 4-42 
4.11.12 Protection of Utilities 4-42 
4.11.13 Rodent Control 4-42 
4.11.14 Wildlife Habitat 4-43 

5.0 SUSTAINABLE DESIGN AND CLIMATE CHANGE PREPAREDNESS 5-1 

5.3.1 Measures to Reduce Building Energy Consumption 5-2 
5.3.2 Interior Heating and Cooling 5-4 
5.3.3 Solar Photovoltaic System 5-4 

5.4.1 Introduction 5-5 
5.4.2 Sea Level Rise 5-5 
5.4.3 Drought Conditions 5-5 
5.4.4 High Heat Days 5-6 

6.0 URBAN DESIGN 6-1 

4.7 Noise Impacts 4-36 
4.8 Storm Drainage System 4-36 
4.9  Flood Hazard Zones/ Wetlands 4-37 
4.10  Geotechnical Impacts 4-37 

4.11 Construction Impacts 4-38 

5.1 Sustainable Practices 5-1 
5.2 Sustainable Design 5-2 
5.3 Energy Systems 5-2 

5.4 Climate Change Preparedness 5-5 

6.1 Physical Characteristics and Development Context 6-1 
6.2 Landscape Design 6-1 



4120/Artists For Humanity iv Table of Contents 
  Epsilon Associates, Inc. 

Table of Contents (Continued) 

7.0 HISTORIC AND ARCHAEOLOGICAL RESOURCES 7-1 

7.3.1 Urban Design 7-4 
7.3.2 Shadow 7-4 

7.5.1 Boston Landmarks Commission Article 85 Review 7-5 
7.5.2 Massachusetts Historical Commission Review 7-5 

8.0 INFRASTRUCTURE 8-1 

8.1.1 Existing Sewer System 8-1 
8.1.2 Project-Generated Sanitary Sewer Flow 8-1 
8.1.3 Sanitary Sewer Connection 8-1 
8.1.4 Sewage Capacity 8-1 

8.2.1 Existing Water Service 8-3 
8.2.2 Anticipated Water Consumption 8-3 
8.2.3 Proposed Water Service 8-3 

8.3.1 Existing Stormwater System 8-3 
8.3.2 Proposed Conditions 8-5 

9.0 COORDINATION WITH OTHER GOVERNMENTAL AGENCIES 9-1 

 

7.1 Project Site 7-1 
7.2 Historic Resources in the Project Vicinity 7-1 
7.3 Impacts to Historic Resources 7-4 

7.4 Archaeological Resources 7-4 
7.5 Status of Project Reviews with Historical Agencies 7-5 

8.1 Wastewater 8-1 

8.2 Water System 8-3 

8.3 Stormwater 8-3 

8.4 Electrical Service 8-5 
8.5 Natural Gas 8-5 
8.6 Telecommunications Systems 8-5 
8.7 Utility Protection During Construction 8-5 

9.1 Architectural Access Board Requirements 9-1 
9.2 Massachusetts Environmental Policy Act (MEPA) 9-1 
9.3 Massachusetts Historical Commission 9-1 
9.4 Boston Civic Design Commission 9-1 



4120/Artists For Humanity v Table of Contents 
  Epsilon Associates, Inc. 

List of Appendices 

Appendix A Site Survey 
Appendix B Transportation 
Appendix C Climate Change Preparedness Checklist 
Appendix D Accessibility Checklist 

List of Figures 

Figure 2-1 Aerial Locus Map 2-3 
Figure 2-2 Level 1 Floor Plan 2-7 
Figure 2-3 Level M Floor Plan 2-8 
Figure 2-4 Level 2 Floor Plan 2-9 
Figure 2-5 Level 3 Floor Plan 2-10 
Figure 2-6 Level 4 Floor Plan 2-11 
Figure 2-7 Level 5 Floor Plan 2-12 
Figure 2-8 Level 6 Floor Plan 2-13 
Figure 2-9 Level 7-8 Floor Plan 2-14 
Figure 2-10 North Elevation 2-15 
Figure 2-11 West Elevation 2-16 
Figure 2-12 South Elevation 2-17 
Figure 2-13 East Elevation 2-18 
 
Figure 3-1 Site Locus Map 3-2 
Figure 3-2 On-Street Parking Regulations 3-7 
Figure 3-3 Public Transportation 3-8 
Figure 3-4 Bicycle and Car Sharing Locations 3-12 
Figure 3-5 Background Development Projects 3-13 
Figure 3-6 A Street Corridor Improvements 3-14 
Figure 3-7 A Street Corridor Improvements 3-15 
Figure 3-8 A Street Corridor Improvements 3-16 
Figure 3-9 Site Access Plan 3-19 
Figure 3-10 Artists for Humanity Site Activity September through June 3-21 
Figure 3-11 Artists for Humanity Site Activity July through August 3-22 
Figure 3-12 Artists for Humanity Proposed Site Activity 3-24 
 
Figure 4.1-1 Massing of Proposed Development 4-2 
Figure 4.1-2 Aerial View of the Existing Site 4-3 
Figure 4.1-3 Locations of Main Entrances 4-4 
Figure 4.1-4 Directional Distribution (%) of Winds (Blowing From) - Boston Logan International 

Airport (1981 to 2011) 4-5 
Figure 4.1-5 Downwashing Flow 4-7 
Figure 4.1-6 Downwashing Flow 4-8 
Figure 4.2-1 Shadow Study: March 21, 9:00 a.m. 4-12 
Figure 4.2-2 Shadow Study: March 21, 12:00 p.m. 4-13 
Figure 4.2-3 Shadow Study: March 21, 3:00 p.m. 4-14 
Figure 4.2-4 Shadow Study: June 21, 9:00 a.m. 4-15 



4120/Artists For Humanity vi Table of Contents 
  Epsilon Associates, Inc. 

List of Figures (Continued) 

Figure 4.2-5 Shadow Study: June 21, 12:00 p.m. 4-16 
Figure 4.2-6 Shadow Study: June 21, 3:00 p.m. 4-17 
Figure 4.2-7 Shadow Study: June 21, 6:00 p.m. 4-18 
Figure 4.2-8 Shadow Study: September 21, 9:00 a.m. 4-19 
Figure 4.2-9 Shadow Study: September 21, 12:00 p.m. 4-20 
Figure 4.2-10 Shadow Study: September 21, 3:00 p.m. 4-21 
Figure 4.2-11 Shadow Study: September 21, 6:00 p.m. 4-22 
Figure 4.2-12 Shadow Study: December 21, 9:00 a.m. 4-23 
Figure 4.2-13 Shadow Study: December 21, 12:00 p.m. 4-24 
Figure 4.2-14 Shadow Study: December 21, 3:00 p.m. 4-25 
Figure 4.3-1 Daylight Analysis Viewpoint Locations 4-27 
Figure 4.3-2 Existing Conditions 4-30 
Figure 4.3-3 Proposed Conditions 4-31 
Figure 4.3-4 Area Context 4-32 
 
Figure 5-1 Building Façade 5-7 
 
Figure 6-1 View from West First Street 6-3 
Figure 6-2 View from West Second Street 6-4 
Figure 6-3 Schematic Site Plan 6-5 
Figure 6-4 Level 1 Landscape Plan 6-6 
Figure 6-5 Level M Landscape Plan 6-7 
 
Figure 7-1 Historic Resources 7-3 
 
Figure 8-1 Existing Sewer System 8-2 
Figure 8-2 Existing Water System 8-4 
Figure 8-3 Proposed Stormwater Concept 8-6 
 
 
List of Tables 

Table 1-1 Preliminary List of Permits and Approvals 1-11 

Table 2-1 Project Program 2-2 

Table 3-1 Background Development Projects 3-17 

Table 7-1 State and National Register-Listed Properties and Historic Districts 7-2 

Table 8-1 Project-Generated Sewer Flow 8-1 

 



Chapter 1.0 

Project Summary 



1.0 PROJECT SUMMARY 

1.1 Project Overview 

Artists For Humanity (the Proponent or AFH), proposes to expand its existing 24,000 
square-foot (sf) EpiCenter at 100 West Second Street (the Project) by adding approximately 
57,000 square feet (sf) of new studios, studio partners, event and retail space.  

AFH was founded on the ambitious and unconventional idea that young people can 
provide, through their talent and vision, creative services to the business community. In 
2004, AFH built its own youth arts facility – the EpiCenter – which was the first building in 
Boston to achieve Platinum LEED certification. The EpiCenter has grown into the largest 
onsite employer of teens in Boston, and youth demand exceeds its current space. 

Through the acquisition of adjacent property, AFH finds itself positioned, once again, at the 
vanguard of youth development and sustainability. The expanded studios will allow Artists 
For Humanity to provide educational and employment opportunities to more young people. 
It also allows Artists For Humanity to open up its facility to new community involvement 
through a 'Makers Studio' with public access and classes, a gallery and local meeting space 
to create a new South Boston cultural hub, and an exciting and environmentally responsible 
facility to spur creativity, connections and collaboration. 

AFH is committed to designing and building a pioneering, sustainable expansion of the 
EpiCenter, targeting to become New England’s first Energy Positive (E+) commercial 
structure, and to construct a building that will serve as a new template for planning, 
construction and energy use for Boston. 

Because the proposed Project is located in the South Boston Waterfront Interim Planning 
Overlay District and exceeds 10,000 square feet of gross floor area, the Project is subject to 
the requirements of Large Project Review pursuant to Article 80 of the Boston Zoning Code 
(the Code). This Expanded Project Notification Form (PNF) is being submitted to the Boston 
Redevelopment Authority (BRA) to initiate review of the Project under Article 80B, Large 
Project Review, of the Boston Zoning Code. 

1.2 Development Team 

Address/Location: 100 West Second Street 

Developer: Artists For Humanity 
100 West Second Street 
Boston, MA 02127 
(617) 268-7620 
 Susan Rodgerson 
 Andrew Motta 
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Architect: Behnisch Architekten 
125 Kingston Street 
Boston, MA 02111 
(617) 375-9380 
 Robert Matthew Noblett 
 Jill Kaehler 
 Heinrich Lipp 

Landscape Architect Studio 2112 Landscape Architecture 
35 Channel Center Street, Suite #103 
Boston, MA 02210 
(857) 350-3856 
 James Royce 
 Lynne Giesecke 
 Ryan Booth 

Legal Counsel: Goodwin Procter LLP 
Exchange Place, 53 State Street 
Boston, MA 02109 
(617) 570-1000 
 Lawrence Kaplan 
 Robert Fitzgerald 

Permitting Consultants: Epsilon Associates, Inc. 
3 Clock Tower Place, Suite 250 
Maynard, MA 01754 
(978) 897-7100 
 David Hewett 
 Talya Moked 

Transportation and Parking 
Consultant 

Howard Stein Hudson  
11 Beacon Street, Suite 1010 
Boston, MA 02108 
(617) 348-3350 
 Michael Santos 

Civil Engineer Samiotes Consultants, Inc. 
20 A Street 
Framingham, MA 01701 
(508) 877-6688 
 Stephen Garvin 
 Jessica Berber 
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MEP Engineer Buro Happold Consulting Engineers, P.C. 
11 Beacon Street, Suite 400 
Boston, MA 02108 
(617) 419-2284 
 John Swift 
 Michael Pang 
 Michael Vecchione 
 Ronald Furbish 

Climate Engineer Transsolar Inc. 
134 Spring Street, Suite 601 
New York, NY 10012 
(212) 219-2255 
 Erik Olsen 
 Linda Lam 

Structural Engineer and 
Façade Consultant 

Knippers Helbig 
75 Broad Street 
New York, NY 10004 
(212) 313 9618 
 Thorsten Helbig 
 Soheil Mohammadi 
 Roman Schieber 
 

1.3 About Artists For Humanity 

Artists For Humanity’s mission is to provide underserved urban youth with the keys to self-
sufficiency through paid employment in art and design. AFH’s mission is built on the 
philosophy that engagement in the creative process is a powerful force for social change, 
and that creative entrepreneurship is a productive and life-changing opportunity for young 
people and their communities. Bridging economic, racial, and social divisions, AFH restores 
urban neighborhoods by introducing young people’s creativity to the business world. 

AFH utilizes four strategies to realize their mission by offering youth: (1) the respect and 
responsibility of paid employment that promotes self-esteem and workforce readiness; (2) a 
safe, meaningful place where teens develop important mentoring relationships; (3) an 
opportunity to be part of a creative community; and (4) educational enrichment that 
supports and encourages high school graduation and post-secondary education. 

In 1991, artist/entrepreneur Susan Rodgerson felt the need to address the lack of arts 
experiences for Boston's under-resourced youth.  Her vision was to inspire a group of teens 
to engage in the creative process and participate in commerce. The intent was to 
communicate youth experiences to the larger world through the creation and marketing of  
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their collaborative works, thereby empowering them and educating their community. 
Rodgerson found these young people hungry for the opportunity to have a voice and 
engage in the world, and this inspired her founding Artists For Humanity. 

“They came every day after school. In the summer, they were sitting on the 
steps outside my studio and I was driving them home at night.” (Susan 
Rodgerson, artist, AFH co-founder and Executive/Artistic Director) 

AFH began with what was then an ambitious and unconventional idea – young people can 
provide, through their innate talent and vision, contemporary creative services to the 
business community. Training and employing urban teens offers them a key solution to 
economic disenfranchisement and has a resounding effect on their lives, their families, and 
their communities. AFH employs approximately 250 Boston teens annually in paid 
apprenticeships in the visual arts and creative industries. 

 

 

 

 

 

 

 

 

 

Since 2004, when AFH constructed Boston’s first Platinum LEED-certified facility, the Artists 
For Humanity EpiCenter, AFH has continued to bring leadership and vision to their work in 
the community. They have grown exponentially as a youth and cultural community 
resource, a successful enterprise, and a center for economic and environmental 
sustainability. The EpiCenter serves their youth apprentices and the greater community as a 
learning laboratory in creative industries, environmental sciences and renewable 
technologies. It has inspired AFH to formalize interdisciplinary arts and STEM (Science, 
Technology, Engineering and Mathematics) learning – or STEAM! – in AFH studios. AFH 
continues to pioneer opportunities for youth to utilize creativity, industry and innovation 
toward an overarching goal of preparing them for emerging trends in workforce and 
educational pathways. 
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1.3.1 Artists For Humanity Achievements 

In the past 24 years, AFH has received many awards1, gained national recognition2 and 
been studied extensively3 as an exemplar of program excellence, community arts, effective 
mentorship and youth empowerment. Their model has been disseminated internationally to 
organizations that utilize the framework of respect, relationships, and responsibility to 
empower young people in their communities. 

In 2014, AFH: 

♦ Continued in their role as the largest youth employer in Boston, with 239 teens 
employed. 

♦ Invested nearly $618,000 in youth salaries, stimulating economic development in 
urban communities. 

♦ Hosted and/or leased 67 exhibits and public installations, which introduced a 
diverse audience to the voice and vision of urban teens.  

♦ Completed 723 custom commissions for business clients, including Clark Shoes, 
Boston Landmark Opera, and Foxrock Properties. 

♦ Hosted 89 events in the Lewis Gallery, which cultivated a captive audience for the 
young people’s work and created an important revenue source for AFH 
programming. 

♦ Earned $1,450,000 through sales of AFH fine art and creative services. 

AFH’s real achievements lie in the pathways young people take following their experiences 
at AFH. By mastering self-discipline through arts practice, AFH youth apply greater focus to 
academics and future goals. This helps them become role models for each other and to 
other young people in their families and communities. 

1   Select Awards include: 2011 Award for Sustainable Institute of Architects and Designers, Metropolis Magazine; 2010 
Neighborhood Builders Award, Bank of America Charitable Foundation; 2010 MetLife Foundation Innovative Space 
Awards; 2010 Massachusetts Network of Nonprofits Excellence in Social Entrepreneurship Award; 2010 SunLife 
Rising Star Award; 2007 Silver Medal, Rudy Bruner Award for Urban Excellence; 2005 LEED Platinum Certification, 
U.S. Green Building Council; 2005 Best Practices in Teen Programming award, Boston’s After School for All 
Partnership; and 2001 Coming Up Taller Award, President’s Committee on Arts and Humanities. 

2  Select recent profiles include: Boston Neighborhood Network (January 2014); Urban Update (2014); Open Studios 
with Jared Bowen, WGBH (April 2013); Chronicle (July 2012; August 2011; December 2010); WBZ-TV (March 
2012); TEDxMassArt (March 2012); CBS Evening News with Katie Couric (September 2010); TEDxBoston (July 2010) 

3  Institutions conducting and/or teaching case studies include: Boston College, Boston University, Brandeis University, 
Brown University, Harvard University Business School, Harvard University Law, Pace University, and Stanford 
University Business School. 
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♦ 100% of AFH’s high school seniors graduate; 95% on time (compared with the 
Boston Public School’s 65.9% rate4 of students graduating in four years). 

♦ 95% of AFH’s program graduates annually go on to post-secondary education or 
advanced vocational training; 66% successfully earn a college degree (compared 
with the national average5 – 46% – of college goers obtaining a degree). 

A 2014 alumni survey6 found 89% of program alumni either actively enrolled in school or 
in productive careers. 

1.3.2 Artists For Humanity Participation 

AFH is the largest onsite employer of youth in the City of Boston, with 250+ youth 
employed each year during their out-of-school hours. AFH youth participants represent 
Boston’s diverse demographics. Most are aged 14-18 and attend Boston high schools. The 
ethnic breakdown of current participants is: Asian 18%; African American 23%; Latino 
27%; Caucasian 6%; Haitian 9%; Cape Verdean 2%; Somali 1% and bi- or multi-racial 
14%.  Female participants comprise 50% of the population. AFH brings young people from 
different backgrounds together as artists and innovators. 

Having a job enhances a teen’s future employability, earning potential, and even the 
likelihood of them graduating from high school, but “very high fractions of low income and 
minority teens are … jobless7.” As noted above, this demographic is largely represented in 
AFH’s youth workforce. 83% of AFH’s youth employees are from low- and very-low 
income families; and 94% are non-Caucasian. Moreover, 54% live in the Boston 
neighborhoods most beset with violence and 44% live in single-parent households. These 
factors place AFH youth at higher risk for failing or dropping out of school and for 
significantly decreased employability. 

Approximately 700 adults annually contract with youth to commission design services, 
purchase fine art, and negotiate the parameters of the client/artist relationship. AFH engages 
an additional 2,000 youth through adjunct programming. The gallery rental and exhibition 
program exposes millions of people annually to their creative works through public 
installations at venues such as Logan Airport and the MBTA. 

4   http://www.bostonpublicschools.org/domain/238 

5  2011"Pathways to Prosperity" study by the Harvard Graduate School of Education 

6  Response from 30% of pre-2010 AFH alumni. 

7  Sum, Andrew. Center for Labor Market Studies. Northeastern University. September 15, 2008. 
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1.3.3 Artists For Humanity Core Program 

Under-resourced teens enter AFH because they need a job, because they want a safe place 
to go with their peers after school, because they want to be part of something productive. 
What they find is a culture of respect, responsibility, and engaged mentorship where their 
creativity is valued, their peers are their colleagues, and they have an opportunity to learn 
and conduct business. These experiences open doors to successful, self-sufficient futures by 
inspiring youth and equipping them with the advanced skills in creative-thinking, 
communications and problem solving that will assist them as they plan their futures. 

The Youth Arts Enterprise: AFH’s central program, the Youth Arts Enterprise, employs 250 
Boston teens annually during their crucial out-of-school hours: Tuesday-Thursday from 
3:00-6:00 PM during the school year and Monday-Friday from 12:00-5:30 PM during the 
summer. Following a paid apprenticeship model, AFH partners teens with little or no 
experience, over a prolonged time period with professional artists and designers; 70% of 
youth participate for more than one year. Youth and art/design mentors collaborate on 
innovative projects – like animating a video for National Grid’s website, developing a 
workforce training video for Jobs for the Future and engineering bike racks for installation 
throughout the City – that promote active learning and advanced 21st Century Skills 
development in creativity, media, collaboration, technology, critical-thinking, problem-
solving and STEM (Science, Technology, Engineering and Mathematics) concepts.  

AFH offers youth this project-based learning in fully-equipped, staffed studios in Graphic 
Design/Motion Graphics, Painting/Murals, Photography, Screen-Printing, Sculpture/3D 
Design, Video and Web Design. AFH’s studios focus on developing youth creativity and 
innovation, and feature a small group structure of 7-12 young people working alongside a 
professional artist mentor, involving one-on-one tutelage. This individual attention enables 
the mentor to introduce new concepts, discuss the work’s direction, give constructive 
advice on techniques, and ensure that each participant is working to his/her potential. 
Remember: youth enter AFH with no previous experience; this hands-on approach builds 
skills and aptitude. Youth are further encouraged to self-direct by choosing subject matter, 
researching ideas/images, and exploring techniques of choice. Group critique strengthens 
communication and critical analysis. 

Commissioned projects require apprentices to focus attention, listen carefully and craft a 
product that responds to client needs. Through this process, young people have positive 
and encouraging interactions with adults who value their work and appreciate their 
contributions. Teens participate in planning, product development and marketing of 
projects. Like any other job, they are expected to be punctual, treat the work seriously and 
function as team members. Unlike most jobs available to teens, young people are directly 
involved in client negotiations and meetings, giving them an important introduction to the 
professional world. 
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AFH further prepares teens for today’s global knowledge-based economy by ensuring they 
have access to computer literacy, digital media, STEM concepts and advanced 
technological training. Significantly, the combined experiences and skills gained at AFH are 
the same ones defined by the Partnership for 21st Century Skills as necessary for academic, 
career and life success.8 

1.3.4 Educational Programs 

AFH offers rigorous academic support systems to steward youth toward high school and 
college graduation, toward an overarching goal of increasing future employability and 
earning potential. 

♦ High School Credit-Bearing Program – For the second consecutive year, AFH is 
participating in Edvestors/BPS Arts Expansion’s new High School Credit Bearing 
Program, through which youth employees at under-performing schools earn high 
school credits for the integrated arts education they receive while working in the 
Youth Arts Enterprise. Ten AFH youth earned credits in the 2013-2014 school year, 
including one youth who was able to graduate high school on time, thanks to this 
initiative; 17 youth are receiving credits in the current school year. AFH provides 
intensive program-specific youth tracking and evaluation in addition to rigorous 
project-based curriculum. 

♦ STEAM Power: Integrated Arts and STEM Learning – AFH mentors make explicit the 
STEM concepts embedded in current AFH design projects and practices to better 
connect youth with the STEM disciplines they are learning in school. We also 
coordinate special projects, requiring intensive youth study on specific STEM 
concepts and visual communication of these concepts through explanatory images, 
to increase the STEM career pipeline for under-represented youth. Curriculum and 
evaluative development are ongoing, with promising initial results. 

♦ Literacy Through the Arts – All teens craft and refine artist statements, reflection 
pieces, and descriptions of their use of math in art making. Teens receive ongoing 
help with writing and gain computer literacy through tutorials in online research 
and word processing, working in groups and one-on-one sessions with a full-time 
Education Director.   

♦ After-Work Tutoring – (Tuesday and Thursday, 6-8PM) As needed, AFH provides 
teens with individualized, one-on-one tutoring to help them develop basic and 
advanced comprehension in core subjects, succeed in tests, and improve grades.  

8  www.p21.org 
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♦ College Readiness – AFH helps youth develop individualized plans for post-
secondary education, tour colleges, complete applications, and secure financing 
and scholarships. AFH helps the majority of their teens secure scholarships and 
financial aid packages through a variety of opportunities and institutional 
partnerships.  

♦ College Retention – AFH links program alumni enrolled in post-secondary 
education with financial and human resources, and provides them with ongoing 
employment opportunities and leadership training. 

The indicators of success are compelling. 100% of high school seniors working at AFH 
graduate, 95% on time. 95% of these graduates segue to post-secondary education; the 
remaining youth attend advanced vocational training or enter the workforce. For 
comparison: 74% of Boston Public School students graduate from high school; 65.9% on 
time. 

1.3.5 Additional AFH Programming 

Additional programming includes: 

♦ School Partnerships – AFH is in the second year of a Visual Arts Residency at the 
Eliot K-8 Innovation School. An AFH alumnus/painting mentor leads weekly art 
projects for students and engages them in creating public artworks to be installed in 
the school. AFH also led a special three-week project for Grade 8 students during 
extended learning hours. AFH just completed a similar, three-year residency at the 
Oliver H. Perry K-8 School and have discussed possibilities with other Boston 
public, private and charter schools. 

♦ Inward Bound – Inward Bound is a team-building experience for groups of adult 
clients to work with trained teen artists. Adult participants leave with a finished art 
piece and a new understanding of urban teens. Significantly, Inward Bound offers a 
role reversal with teens as teachers. 

♦ Spiritus Solaris fuses art and science to increase public awareness of energy, 
conservation and environmental sustainability by highlighting the EpiCenter’s 
sustainable features and renewable technologies 

1.4 Public Benefits 

AFH is committed to designing and building a pioneering, sustainable expansion of the 
EpiCenter, targeting to become New England’s first Energy Positive (E+) commercial 
structure.  Additional community benefits include: 

♦ Doubling AFH’s employment of high school-aged teens from approximately 250 to 
500;  
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♦ Developing vocational programs in technology-based arts media and trades; 

♦ Engaging the community through a fully-equipped Makers Studio; 

♦ Crafting a unique community-based space dedicated to the urban youth experience; 

♦ Expanding its successful event space for corporate and social celebrations; 

♦ Connecting youth through partnerships with universities and synergistic industries; 
and 

♦ Creating a vibrant center for creativity in the Innovation District. 

1.5 Preliminary Project Schedule 

Construction is anticipated to begin in the fall of 2015 and will occur over approximately 
14 months. 

1.6 Consistency with Zoning 

The Project site is located in South Boston in the M-2 (Restricted Industrial) District, the 
Restricted Parking Overlay District, and the South Boston Waterfront Interim Planning 
Overlay District (“IPOD”) (Article 27P).  Within the South Boston Waterfront IPOD, the 
Project site is located within the Fort Point Industrial Subdistrict.   

Given its location in the South Boston Waterfront IPOD, the Project will require an Interim 
Planning Permit from the Board of Appeal.  In addition, the mix of uses may require 
conditional use permits or variances from the Board of Appeal, and the Project may require 
variances from otherwise applicable dimensional requirements, including the interim height 
and floor area ratio controls set forth in Appendix B to Article 27P. 

For purposes of Article 80 review, the Project is subject to the thresholds for Large Project 
Review for the Harborpark set forth in Section 80B-2.3 of the Boston Zoning Code.  See 
Boston Zoning Code, § 27P-14.  Because the Project exceeds the 10,000 square feet 
threshold for Large Project Review applicable in the Interim Planning Overlay District, it is 
subject to Large Project Review. 

1.7 Legal Information 

1.7.1 Legal Judgments Adverse to the Proposed Project 

The Proponent is not aware of any legal judgments or actions pending concerning the 
Project or the Project site. 
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1.7.2 History of Tax Arrears on Property Owned in Boston by the Proponent 

The Proponent owns no real estate in Boston on which real estate tax payments are in 
arrears. 

1.7.3 Site Control/ Public Easements 

Artists For Humanity, Inc. acquired feet title to Project site by deed from The Gillette 
Company dated July 30, 2013, recorded with the Suffolk County Registry of Deeds at Book 
647, Page 90 and filed with the Land Court, Certificate of Title No. 130290.  The Project 
site is not subject to any public easements, except in so far as any portion of the Site lies 
within the bounds of any adjacent public streets and ways. See Appendix A for a site 
survey. 

1.8 Regulatory Controls and Permits 

Table 1-1 presents a preliminary list of local, state, and federal permits and approvals that 
may be required for the Proposed Project. The list is based on current information about the 
Proposed Project and is subject to change as the design of the Project advances. Some of 
the permits listed may not be required, while there may be others not listed that will be 
needed. 

Table 1-1 Preliminary List of Permits and Approvals 

 

Agency Approval 
Federal  
Environmental Protection Agency NPDES Notice of Intent for Construction Stormwater  
Federal Aviation Administration Determination of No Hazard to Air Navigation (for building and 

crane, if applicable) 
State  
Massachusetts Water Resources Authority Temporary Construction Dewatering Discharge Permit (if 

applicable) 
Sewer Use Discharge Permit for Discharge of Industrial Waste (if 
applicable) 

Boston  
Boston Redevelopment Authority Article 80B Large Project Revie  
Boston Zoning Board of Appeal IPOD Planning Permit 

Conditional Use Permits (if applicable) 
Variances (if applicable) 

Boston Transportation Department Construction Management Plan 
Transportation Access Plan Agreement 

Boston Water and Sewer Commission Site Plan Review 
General Service Application 
Water and Sewer Connection Permits 

Public Improvement Commission Improvements Within Public Streets or Sidewalks 
Demolition, Foundation, Building and Occupancy Permits 
Maintenance Agreement 

Boston Inspectional Services Department Demolition, Foundation, Building and Occupancy Permits 
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Figure 4.3-4 
Area Context 

Artists For Humanity     Boston, Massachusetts 

Area Context Viewpoint AC1: View from A Street facing northwest toward the building at 50 West 
Broadway 

Area Context Viewpoint AC2: View from West 2nd Street facing southwest toward the building at 141 
West Second Street 

Area Context Viewpoint AC3: View from West Second Street facing northeast toward the building at 44 
West Second Street 



4.5 Air Quality Analysis 

4.5.1 Traffic Related Air Quality Impacts 

The BRA typically requests an analysis of the effect on air quality of the increase in traffic 
generated by projects subject to Large Project Review.  This “microscale” analysis is 
typically required for any intersection (including garage entrances/exits) where 1) Project 
traffic would impact intersections or roadway links currently operating at LOS D, E, or F or 
would cause LOS to decline to D, E, or F; 2) Project traffic would increase traffic volumes 
on nearby roadways by ten percent or more (unless the increase in traffic volume is less 
than 100 vehicles per hour); or, 3) the Project will generate 3,000 or more new average 
daily trips on roadways providing access to a single location.  The microscale analysis 
involves modeling of carbon monoxide (CO) emissions from vehicles idling at and traveling 
through signaled intersections. Predicted ambient concentrations of CO for the Build and 
No Build cases are compared with federal (and state) ambient air quality standards for CO. 

A microscale analysis typically examines ground-level CO impacts due to traffic queues in 
the immediate vicinity of a project.  CO is used in microscale studies to indicate roadway 
pollutant levels since it is the most abundant pollutant emitted by motor vehicles and can 
result in so-called "hot spot" (high concentration) locations around congested intersections.  
The National Ambient Air Quality Standards (NAAQS) do not allow ambient 
CO concentrations to exceed 35 parts per million (ppm) for a one-hour averaging period 
and 9 ppm for an eight-hour averaging period, more than once per year at any location.  
The widespread use of CO catalysts on current vehicles has reduced the occurrences of CO 
hotspots. 

As presented in Chapter 3, the proposed Project is expected to have minimal traffic impacts. 
The site is very well served by public transportation via the nearby Broadway Station on the 
MBTA Red Line as well as several bus routes. The great majority of trips to the site will be 
made via public transportation, cycling, and walking. No additional parking will be 
provided at the site. Approximately 255 trips are expected to be made to the site and 125 
trips will be made from the site during the morning peak period (9:00 – 10:30 a.m.); a total 
of 90 trips will be made to the site and 300 trips will be made from the site during the 
evening peak period (6:00 – 7:30 p.m.). The majority of the arrivals are expected to occur 
around 3:00 p.m. and departures around 6:00 p.m. Again, the great majority of these trips 
will be made on foot. 

Given the very small number of vehicular trips the Project will generate, a microscale 
analysis is unwarranted.  It can be noted, however, that a microscale analysis was recently 
performed for a proposed mixed use 144,500 square-foot residential and retail development 
at 45 W 3rd Street, just one block (less than 300 feet) from the AFH site. The microscale 
study looked at the intersection of A Street and West Broadway, which was the only nearby  
intersection that met the BRA’s criteria to require a microscale study. The study found that 
under future conditions the intersection would experience a high of 4.0 ppm of 1-hour CO 
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concentrations and a high of 2.9 ppm of 8-hour CO concentrations, significantly lower than 
the NAAQS which are 35 and 9, respectively.2 Therefore, it can be reasoned that since this 
very nearby project, which is expected to generate significantly more traffic than AFH will, 
did not result in any violations of the NAAQS, the proposed EpiCenter expansion will also 
not result in any violations of the NAAQS. 

4.5.2 Stationary Sources 

Stationary sources of air pollution are typically units that combust fuel.  For the proposed 
Project, these sources consist of an emergency electrical generator.   

Permitting  

It’s expected that the Project’s stationary sources will be subject to the MassDEP’s 
Environmental Results Program (ERP).   

The ERP regulation applies to new emergency generators greater than 37 kW. The 
regulation is similar to the boiler ERP in that new engines are subject to emission standards, 
recordkeeping, certification, and compliance with the MassDEP noise policy.  Since the 
generator maximum rating capacity will be greater than the ERP limit of 37 kW, it will be 
subject to the ERP program.  Per the ERP, the generator owner will limit operation of the 
generator to less than 300 hours per year and submit a certification form to MassDEP within 
60 days of installation. 

4.6 Solid and Hazardous Waste 

4.6.1 Hazardous Waste 

A Phase I Environmental Site Assessment was done for the Project site in 2013 (the Site 
Assessment).3 The Site Assessment found that the site was used for industrial/commercial 
and/or residential purposes through the 1920s.  A bedrock groundwater monitoring well 
was installed at the Site in 1998 to evaluate the extent of VOC impacts at the Gillette 
Facility Property. Soil samples collected during the installation of the well were analyzed for 
VOCs, SVOCs, and extractable petroleum hydrocabons, which identified various impacts 
below applicable MassDEP reporting standards. Groundwater samples have identified 
relatively low levels of contaminants also below applicable MassDEP reporting standards. 

2  Expanded Project Notification Form, 45 West Third Street, submitted by Spaulding & Slye Investments to 
the Boston Redevelopment Authority, February 12, 2014. Prepared by Epsilon Associates, Inc. 

3  Phase I Environmental Site Assessment, The Gillette Compnay – Lot 7, A Street, South Boston, 
Massachusetts, USA, ERM Project No. 0203195, 24 June 2013. 

4120/Artists For Humanity 4-34 Environmental Protection Component 
  Epsilon Associates, Inc. 

                                                 











As the design of the Project progresses, the Proponent will meet with BTD to discuss the 
specific location of barricades, the need for lane closures, pedestrian walkways, and truck 
queuing areas.  Secure fencing, signage, and covered walkways may be employed to ensure 
the safety and efficiency of all pedestrian and vehicular traffic flows.  In addition, sidewalk 
areas and walkways near construction activities will be well marked and lighted to protect 
pedestrians and ensure their safety.  Public safety for pedestrians on abutting sidewalks will 
also include covered pedestrian walkways when appropriate.  If required by BTD and the 
Boston Police Department, police details will be provided to facilitate traffic flow.  These 
measures will be incorporated into the CMP which will be submitted to BTD for approval 
prior to the commencement of construction work. 

4.11.3 Construction Schedule 

Construction is anticipated to begin in the fall of 2015 and will occur over approximately 
14 months. 

Typical construction hours will be from 7:00 am to 6:00 pm, Monday through Friday, with 
most shifts ordinarily ending at 3:30 pm.  No substantial sound-generating activity will 
occur before 7:00 am.  If longer hours, additional shifts, or Saturday work is required, the 
construction manager will place a work permit request to the Boston Air Pollution Control 
Commission and BTD in advance.  Notification should occur during normal business hours, 
Monday through Friday.  It is noted that some activities such as finishing activities could run 
beyond 6:00 pm to ensure the structural integrity of the finished product; certain 
components must be completed in a single pour, and placement of concrete cannot be 
interrupted. 

4.11.4 Construction Staging/Access 

Access to the site and construction staging areas will be provided in the CMP. 

Although specific construction and staging details have not been finalized, the Proponent 
and its construction management consultant will work to ensure that staging areas will be 
located to minimize impacts to pedestrian and vehicular flow.  Secure fencing and 
barricades will be used to isolate construction areas from pedestrian traffic adjacent to the 
site.  Construction procedures will be designed to meet all Occupational Safety and Health 
Administration (OSHA) safety standards for specific site construction activities. 

4.11.5 Construction Mitigation 

The Proponent will follow City and MassDEP guidelines which will direct the evaluation 
and mitigation of construction impacts.  As part of this process, the Proponent and 
construction team will evaluate the Commonwealth’s Clean Air Construction Initiative.   
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A CMP will be submitted to BTD for review and approval prior to issuance of a Building 
Permit.  The CMP will include detailed information on specific construction mitigation 
measures and construction methodologies to minimize impacts to abutters and the local 
community.  The CMP will also define truck routes which will help in minimizing the 
impact of trucks on City and neighborhood streets. 

“Don’t Dump - Drains to Boston Harbor” plaques will be installed at storm drains that are 
replaced or installed as part of the Project. 

4.11.6 Construction Employment and Worker Transportation 

The number of workers required during the construction period will vary.  It is anticipated 
that approximately 100 construction jobs will be created over the length of construction.  
The Proponent will make reasonable good-faith efforts to have at least 50% of the total 
employee work hours be for Boston residents, at least 25% of total employee work hours be 
for minorities and at least 10% of the total employee work hours be for women.  The 
Proponent will enter into jobs agreements with the City of Boston. 

To reduce vehicle trips to and from the construction site, minimal construction worker 
parking will be available at the site and all workers will be strongly encouraged to use 
public transportation and ridesharing options.  The general contractors will work 
aggressively to ensure that construction workers are well informed of the public 
transportation options serving the area.  Space on-site will be made available for workers' 
supplies and tools so they do not have to be brought to the site each day. 

4.11.7 Construction Truck Routes and Deliveries 

Truck traffic will vary throughout the construction period, depending on the activity.  The 
construction team will manage deliveries to the site during morning and afternoon peak 
hours in a manner that minimizes disruption to traffic flow on adjacent streets.  
Construction truck routes to and from the site for contractor personnel, supplies, materials, 
and removal of excavations required for the development will be coordinated with BTD.  
Traffic logistics and routing will be planned to minimize community impacts.  Truck access 
during construction will be determined by the BTD as part of the CMP.  These routes will 
be mandated as a part of all subcontractors’ contracts for the development.  The 
construction team will provide subcontractors and vendors with Construction Vehicle & 
Delivery Truck Route Brochures in advance of construction activity.   

“No Idling” signs will be included at the loading, delivery, pick-up and drop-off areas. 

4.11.8 Construction Air Quality 

Short-term air quality impacts from fugitive dust may be expected during demolition, 
excavation and the early phases of construction.  Plans for controlling fugitive dust during 
demolition, excavation and construction include mechanical street sweeping, wetting 
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portions of the site during periods of high wind, and careful removal of debris by covered 
trucks.  The construction contract will provide for a number of strictly enforced measures to 
be used by contractors to reduce potential emissions and minimize impacts, pursuant to this 
Article 80 approval.  These measures are expected to include:  

♦ Encouraging the contractor to comply with the MassDEP’s Clean Diesel Retrofit 
Program; 

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

♦ Using covered trucks; 

♦ Minimizing spoils on the construction site; 

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

♦ Minimizing storage of debris on the site; and 

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

4.11.9 Construction Noise 

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

Mitigation measures are expected to include: 

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

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

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

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

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

♦ Turning off idling equipment; and 

♦ Locating noisy equipment at locations that protect sensitive locations by shielding or 
distance. 

4.11.10 Construction Vibration 

All means and methods for performing work at the site will be evaluated for potential 
vibration impacts on adjoining property, utilities, and adjacent existing structures.  
Acceptable vibration criteria will be established prior to construction, and vibration will be 
monitored, if required, during construction to ensure compliance with the agreed-upon 
standard.   

4.11.11 Construction Waste 

The Proponent will take an active role with regard to the reprocessing and recycling of 
construction waste.  The disposal contract will include specific requirements that will 
ensure that construction procedures allow for the necessary segregation, reprocessing, reuse 
and recycling of materials when possible.  For those materials that cannot be recycled, solid 
waste will be transported in covered trucks to an approved solid waste facility, per 
MassDEP Regulations for Solid Waste Facilities, 310 CMR 16.00.  This requirement will be 
specified in the disposal contract.  Construction will be conducted so that materials that 
may be recycled are segregated from those materials not recyclable to enable disposal at an 
approved solid waste facility. 

4.11.12 Protection of Utilities 

Existing public and private infrastructure located within the public right-of-way will be 
protected during construction.  The installation of proposed utilities within the public way 
will be in accordance with the MWRA, BWSC, Boston Public Works, Dig Safe, and the 
governing utility company requirements.  All necessary permits will be obtained before the 
commencement of the specific utility installation.  Specific methods for constructing 
proposed utilities where they are near to, or connect with, existing water, sewer and drain 
facilities will be reviewed by BWSC as part of its site plan review process. 

4.11.13 Rodent Control 

A rodent extermination certificate will be filed with each building permit application for the 
Project.  Rodent inspection monitoring and treatment will be carried out before, during, and 
at the completion of all construction work for each phase of the Project, in compliance with 
the City’s requirements. 
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4.11.14 Wildlife Habitat 

The Project Site is in an established urban neighborhood.  There are no wildlife habitats in 
or adjacent to the Project Site. 
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