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150 KNEELAND STREET

1.0 EXECUTIVE SUMMARY

1.1 Introduction

Hudson 150K Real Estate Trust, an affiliate of Hudson Group (the “Proponent”) is submitting this
Project Notification Form (“PNF”) for a boutique hotel development at 150 Kneeland Street in the
Leather District neighborhood in accordance with the Article 80B requirements of the Boston Zoning
Code (“Code™). The Project proposes construction of a 21-story hotel (218 feet high plus mechanical
floor) with approximately 230 rooms including approximately 3,000 gross square feet (gsf) of
neighborhood serving and hospitality amenities, including a food and beverage destination and lounge, all
totaling approximately 96,500 gross square feet with 81,600 gsf of interior useable space (the “Proposed
Project”). The Proposed Project will be a limited service, upscale hotel with demand expected from short
stay mid-week business travel and weekend visitors to Boston.

A Letter of Intent (“LOI™) to File a Project Notification Form was filed with the BPDA for the proposed
hotel development March 20, 2018 (See Appendix A). As further discussed in this PNF the Project’s
edge location, small footprint, and immediate access to South Station result in a project with minimal
impacts to neighboring properties that has the potential to add direct benefits to the wider district.

The Project site is a compact parcel with land area of approximately 4,824 square feet. The existing site is
composed of two contiguous irregularly shaped parcels occupied by vacant commercial structures which
are in disrepair and will be removed. The property was formerly used as a restaurant and night club, which
presented a significant nuisance to the neighborhood, while subsequent neglect of the site has resulted in
serious blight. Please see Figures 1-1 thru 1-4.

The new building will be a striking, slender, mid-rise tower housing a well-designed, top-quality
hospitality facility. The Project will supply sorely needed hotel rooms to the immediate South Station
area, which currently does not have a single hotel. The proposed hotel will complement the mixed-use
fabric of the historic Leather District while positioning the Kneeland Street development corridor as a
modern urban thoroughfare with a vibrant pedestrian realm. The Project will generate public benefits
including job creation, infrastructure upgrades, visual streetscape improvements, a new destination for
locals and tourists, and a dramatic improvement on current conditions that will help spur additional
investment in the area.

The new building will be contemporary in style, featuring facade, fenestration, and materiality elements
that relate to the surrounding area. The following PNF outlines the hotel project which is expected to be
twenty-one (21) stories high, with a height of approximately two hundred eighteen (218) feet, and
efficient floor plates of approximately 4,320 square feet. The Project will contain approximately 96,500
gsf, with interior useable gross floor area of approximately 81,600 square feet. In addition to guest rooms
it will include lounges, meeting spaces, a dramatic, double height ground floor with publicly accessible
food and beverage, and other amenities.
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The Project is located on the southern edge of the Leather District, is situated mid-block between South
and Lincoln Streets, across Kneeland Street from the Veolia steam facility and the 5-acre MassDOT
properties, a future development area (“SouthGate”). The development is one block east of South Station,
Boston’s central, multi-modal transit hub, and one block south from a direct HOV lane to Logan
International Airport. The site’s walkability to Chinatown, the Central Business District, and Theater
District, as well as proximity to Fort Point and the Seaport, represent additional demand drivers.

The site is in the Leather District Zoning District, bordering the South Station Economic Development
Area, governed by Article 44 of the Boston Zoning Code. The Project requires filings pursuant to Large
Project Review under Article 80B of the Boston Zoning Code.

Hudson Group has been dedicated to the Leather District for twenty-five years, having undertaken a mix
of rental, condominium, office, and retail projects in the immediate area. These include adaptive reuse
redevelopments on South and Lincoln Streets and new construction multifamily at 120 Kingston Street
(Radian) which resulted in the creation of 72 affordable housing units in Chinatown.

Since acquiring the property in early 2018 and filing the LOI in March of this year, the Proponent has
continued the process of engaging with the community including multiple conversations with residents,
neighborhood stakeholders, and immediate abutters. The Project was presented before the Leather District
Neighborhood Association (“LDNA”) at a pre-filing meeting on March 14, 2018, with follow-up
meetings on May 16, 2018 and June 13, 2018. The outcome of the well-attended June 13th meeting and
extensive discussion was an overwhelming show of approval through a vote of 46-4 in favor of
supporting the Project (see LDNA vote in Appendix I). In addition, the Project received approximately
30 support letters as part of this process and was presented before the Chinatown Safety Committee and
the Chinatown Neighborhood Council.

The proponent looks forward to continuing the dialogue with the neighborhood and working with the
BPDA, city agencies, abutters, the community, other stakeholders, and the appointed Impact Advisory
Group throughout the review process.

1.2 Detailed Project Description

The Project proposes construction of a new hotel comprising approximately 230 rooms and featuring
approximately 3,000 gsf of neighborhood serving and hospitality amenities, including a food and
beverage destination and lounge (the “Project”). The site is currently occupied by a vacant, blighted
structure that is in disrepair and will be demolished in its entirety.

The edge location, small footprint, and immediate access to South Station result in a structure with
minimal impacts to the neighboring properties that has the potential to add direct benefits to the
wider district.

The proposed hotel will complement the mixed-use fabric of the historic Leather District while
positioning the Kneeland Street development corridor as a modern urban thoroughfare with a vibrant
pedestrian realm. The new building will be contemporary in style, featuring facade, fenestration, and
materiality elements that relate to the surrounding area.
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The new hotel will be twenty-one (21) stories, with a height of approximately two hundred and eighteen
(218) feet to the top of the highest occupiable floor, and efficient floor plates of approximately 4,320
square feet. The Project will contain approximately 96,500 Gross Square Feet with interior useable space
of approximately 81,600 square feet. In addition to guest rooms across eighteen (18) floors, it will include
lounges, meeting spaces, and other amenities as well as a dramatic, double height ground floor with
publicly accessible food and beverage.

The Proposed Project will provide a distinct hospitality use at a design-forward development that
activates the street frontage along Kneeland Street with enhanced pedestrian amenities and increased foot
traffic attracting local residents, guests and visitors within a short walk from the multi modal South
Station.

Mechanical systems will be housed on the third floor and mechanical penthouse. Automobile access
including service vehicles will be from Utica Street. The context of the immediate area is supportive of,
and well-suited to the proposed scale and scope of the Proposed Project. See Project Dimensions in Table
1-1 below.

Table 1-1. Approximate Dimensions of Proposed Project — 150 Kneeland Street

Lot Area 0.11 Acres (4,824 sf)

96,500 gross square feet

CU2eE Salene Fest ol ROy Arze with 81,600 of useable interior space

Floor Area Ratio (FAR) 16.9
Number of Floors 21 + Mechanical
Total Height 218 feet

1.3 Existing Conditions Plan

The existing site is composed of two contiguous irregularly shaped parcels totaling approximately 0.11
acres (4,824 sf) and occupied by two vacant structures with a gross floor area of 7,252 sf. The existing one-
story and three-story buildings were constructed around 1915 and 1920 and most recently occupied as a
restaurant and nightclub, a use that became a nuisance to the adjacent neighborhood. The vacant structures
are in disrepair and have contributed to blight and negative activity in the area since the former nightclub
was closed in 2014. Since acquiring the property in early 2018 the Proponent has taken measures to
secure and monitor the site. (See Figure 1-5. Existing Conditions Plan.)
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Summary of Project Impacts and Mitigation
Urban Design

The proposed hotel will complement the mixed-use fabric of the historic Leather District while
positioning the Kneeland Street development corridor as a modern urban thoroughfare with a
vibrant pedestrian realm. The Project will generate public befits including visual streetscape
improvements and a dramatic improvement on the current conditions that will help spur
additional investment in the area.

The project will relate to the large-scale ground floor display windows set in sturdy cast iron
columns which are a prominent feature of the adjacent buildings and throughout the historic
Leather District. The strong street wall created by the existing neighboring buildings will be
enhanced by the massing of the project.

The Project will feature a dramatic double height ground floor with high visual access to the
publicly accessible lobby and lounges. The main reception area will be located along Kneeland
Street, with lounges and meeting spaces also visible from Kneeland Street to further activate the
lower floors of the Project.

The pedestrian realm and experience will be enhanced by a setback at the building entrance,
material enhancements to Utica Street and Kneeland Street paving and sidewalks, and a drastic
upgrade from the blighted existing conditions.

The project will meet Stretch Code and achieve a high level of energy efficiency. See Section 3.1
for a more detailed discussion of the Project’s urban design approach.

Sustainable Design

The Proponent and the project design team are committed to an integrated design approach and
the proposed design will meet the Massachusetts Stretch Energy Code, achieving a high level of
energy efficiency. To meet the City of Boston requirements, the project is demonstrating the
compliance with the LEED BD&C v4 criteria. The project is currently tracking 53 points in the
YES column with 27 in the study column. Further study over the coming weeks and months will
determine final credit achievement. The narrative contained in Section 3-5 outlines how the
project intends to achieve the prerequisites and credits for the LEED BD&C v4 certification. For
the detailed list of projected sustainable strategies please see the attached LEED checklist (Figure
3-19 at the end of Section 3.5).

Pedestrian Level Wind Conditions

RWDI completed a Pedestrian Wind Assessment (Assessment) which is found in Appendix G.
The Assessment concludes that annual pedestrian level wind speeds along Kneeland Street, Utica
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1.4.6

Street, Lincoln Street, South Street, and at the main entrance to the Project will be suitable for
pedestrian activities.

Conditions are expected to be comfortable for walking or better throughout the year. The
large canopy along the south fagade of the building will allow redirection of winds away from the
ground, resulting in calmer conditions along the sidewalks of Kneeland Street. The tall buildings
to the west through northeast of the site will provide blockage from the strong winds from those
directions, while the building itself will provide additional blockage to the sidewalks from the
strong northeasterly winds.

The large canopy along the west facade is a positive feature which will help to redirect
winds downwashing off the west fagade away from the ground.

It is predicted in the Assessment that wind speeds at most areas around the Project will be
suitable for pedestrian activities on an annual basis. Wind conditions with the Project added to the
existing surroundings are expected to be similar to those that exist currently in the neighborhood.

Shadow Impact Analysis

RODE Architects, Inc., the Project’s architect, prepared a shadow study to assess the potential
shadow impacts of the Project on the surrounding neighborhood with the shadow drawings
contained in detail in Section 4.1. Adjacent public ways and sidewalks will be minimally
impacted and there will be no impact to public spaces including the Rose Kennedy Greenway,
Reggie Wong Park, and informally identified “Leather District Park”. New shadows are
minimal and move quickly due to the hotel’s small footprint and slender floor plates.

Daylight Analysis

Daylight obstruction values from the Proposed Project are expected to be minimal due to the
compact footprint of the building and the small floor plates. Although the Proposed Project
would cause an increase in daylight obstruction when compared to the existing blighted structure
on site, the Proposed Project was designed with slender floor plates averaging 4,320 sf, which
will limit daylight obstruction to surrounding areas. As a result, daylight obstruction values from
the Proposed Project are expected to be consistent with, and sometimes better than other higher
buildings within the Leather District and immediate environs.

Solar Glare

It is not expected that the Proposed Project will include the use of reflective glass or other
reflective materials on the building facades that would result in adverse impacts from reflected
solar glare.
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Air Quality Analysis

Tech Environmental, Inc., the Project’s air quality consultant, conducted analyses to evaluate the
existing air quality in the Project area, predict the worst-case air quality impacts from the Project,
and evaluate the potential impacts of Project-generated traffic on the air quality at the most
congested local intersections (See Section 4.2).

Recent representative air quality measurements from the Massachusetts Department of
Environmental Protection (DEP) monitors reveal that the existing air quality in the Project area is
in compliance with Massachusetts and National Ambient Air Quality Standards (NAAQS) for all
of the criteria air pollutants.

The worst-case air quality impacts from the Project’s building heating and ventilation will not
have an adverse impact on air quality. The maximum one-hour and eight-hour ambient CO
impacts from the building heating and ventilation at all locations around the Project site,
including background CO concentrations, are predicted to be safely in compliance with the
NAAQS for CO.

A microscale air quality analysis was not performed for the Proposed Project due to the estimated
Project trip generation having minimal impacts on the overall delays at the five intersections.
Therefore, the motor vehicle traffic generated by the project will not have a significant
impact on air quality at any intersection in the Project area and a microscale air quality
analysis is not necessary for this Project. The air quality in the Project area will remain safely in
compliance with the NAAQS for CO after the Project is built.

Noise Analysis

Tech Environmental, Inc., the Project’s noise consultant, conducted a noise study to determine
whether the operation of the proposed Project will comply with the Massachusetts DEP Noise
Policy and City of Boston Noise Regulations, and the Housing Urban Development (HUD) noise
guideline (See Section 4.3).

This acoustical analysis involved five steps: (1) establishment of pre-construction ambient sound
levels in the vicinity of the Site; (2) identification of potential major noise sources; (3)
development of noise source terms based on manufacturer specifications (where available) and
similar project designs; (4) conservative predictions of maximum sound level impacts at sensitive
locations using industry standard acoustic methodology; and (5) determination of compliance
with applicable City of Boston noise regulations, ordinances and guidelines and with the DEP
Noise Policy.

Nighttime ambient baseline sound level (Lgg) monitoring was conducted at four locations deemed
to be representative of the nearby residential areas, during the time period when human activity is
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at a minimum and any future noise would be most noticeable. The lowest nighttime Ly measured
in the Project area was 55.8 dBA.

The design for the Proposed Project is expected to include the following significant mechanical
equipment:

= One (1) CAT Model C15 diesel generator set enclosed in an aluminum sound attenuated
enclosure,

= Two (2) York 105 Ton Chillers
= One (1) Innovent Energy Recovery Unit

= Two (2) Baltimore Aircoil Company 100 Ton Cooling Towers

The Proposed Project will not create a noise nuisance condition and will fully comply with
the most stringent sound level limits set by the Massachusetts DEP Noise Policy, City of
Boston Noise Regulations and the HUD Noise Guideline.

Stormwater Management and Water Quality

The Proposed Project is expected to substantially improve the water quality (See Section 4.6) and
will meet the Boston Water and Sewer Commission (BWSC) Site Plan requirements. The Project
will not result in an increase in impervious area and will improve the quality and attenuate the
guantity of stormwater runoff being discharged to BWSC storm drain system through the
installation of an on-site infiltration system. It is anticipated that the equivalent of 1 inch over the
site’s impervious area can be recharged.

In addition to the installation of an on-site infiltration system, stormwater runoff will be treated
through the use of deep sump catch basins and water quality treatment units. An operation and
maintenance plan will be developed to support the long-term functionality of the proposed
stormwater management system.

Solid and Hazardous Waste

Solid Waste

During the preparation of the Site, debris, including asphalt, trash, and demolition debris will be
removed from the Project Site. The Proponent will ensure that waste removal and disposal during
construction and operation will be in conformance with the City and DEP’s Regulations for Solid
Waste.

In order to meet the requirements for the Boston Environmental Department and the LEED™
rating system, the Project will include space dedicated to the storage and collection of
recyclables, including dedicated dumpsters at the loading area. The recycling program will meet
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or exceed the City’s guidelines, and provide-areas for waste paper and newspaper, metal, glass,
and plastics (1 through 7, co-mingled).

Hazardous Waste

A Phase | Environmental Site Assessment was completed for the property in January 2018. The
report was reviewed to evaluate the potential for encountering Oil and/or Hazardous Material in
subsurface soil or groundwater during construction. The property is not a listed Disposal site
under the Massachusetts Contingency Plan (MCP) at 310 CMR 40.000. The presence of urban
fill soils containing concentrations of chemical constituents ubiquitous in fill soils was identified
at nearby sites. Additional information is presented in Section 4.5.2.

Geotechnical / Groundwater Impacts Analysis

Based upon available subsurface and geologic information, the Project Site is anticipated to be
underlain by approximately 10 to 20 ft of man-placed fill, followed by a 10 to 25 ft layer of
organic soils consisting of organic silt and peat. A relatively thick deposit of marine sand and
clay about 50 to 65 ft thick is anticipated beneath, followed by about 2 to 25 ft of dense to very
dense glacial deposits over bedrock, Bedrock is anticipated at depths of 90 to 120 feet below the
ground surface.

Groundwater is anticipated at a depth of about 6 to 9 feet below ground surface.

Based on the soil conditions described above, it is anticipated that deep foundation support will
be required for the new structure. The deep foundations will need to extend to bear in the
underlying glacial soils and/or bedrock. Options for the deep foundations include driven piles,
drilled micropiles and drilled shafts. The final foundation system will be determined during
project design.

No basement is planned beyond the existing basement footprint such that excavation will be
limited to that required for pile caps, grade beams, and mechanical pits. Excavation depths are
anticipated to be on the order of 4 ft below the ground surface and above site groundwater levels.

Construction Impacts Analysis

Section 4.8 describes impacts likely to result from the Proposed Project’s construction and the
steps that will be taken to avoid or minimize environmental and transportation-related impacts.
The Proponent will employ a construction manager that will be responsible for developing a
construction phasing and staging plan and for coordinating construction activities with all
appropriate regulatory agencies. The Project’s geotechnical consultant will provide consulting
services associated with foundation design recommendations, prepare geotechnical specifications,
and review the construction contractor's proposed procedures.
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Construction is expected to commence in the 2nd quarter of 2019 and be completed in the 4%
quarter of 2020.

The Proponent will comply with applicable state and local regulations governing construction of
the Project. The Proponent will require that the general contractor comply with the Construction
Management Plan (“CMP”) developed in consultation with and approved by the Boston
Transportation Department (“BTD”), prior to the commencement of construction. The
construction manager will be bound by the CMP, which will establish the guidelines for the
duration of the Project and will include specific mitigation measures and staging plans to
minimize impacts on abutters.

Most construction activities will be accommodated within the current site boundaries or require
use of a small portion of Kneeland Street. Details of the overall construction schedule, working
hours, number of construction workers, worker transportation and parking, number of
construction vehicles, and routes will be addressed in detail in a Construction Management Plan
to be filed with BTD in accordance with the City’s transportation maintenance plan requirements.
To minimize transportation impacts during the construction period, there will be limited
construction worker parking on-site, carpooling will be encouraged, secure on-site spaces will be
provided for workers’ supplies and tools so they do not have to be brought to the site each day,
and subsidies for MBTA passes will be considered. The Construction Management Plan to be
executed with the City prior to commencement of construction will document all committed
measures.

Wetlands/Flood Hazard Zone

The existing Project Site is not a part of a wetland resource area regulated by the Massachusetts
Wetland Protection Act. Based on FEMA flood maps for Suffolk County (Sheet No.
25025C081J, Effective 03/16/16), the Project site is located in an Area of Minimal Flooding
(Hazard Zone X).

Historic Resources Component

The existing structure on site is not compatible in scale, materials or fenestration with other
buildings in the Leather District and it has lost its architectural integrity. It also falls outside
of the Leather District’s period of significance.

Based on these conditions, mainly dating from alterations in 1990, the building is not
considered a contributing building in the Leather District. In addition, neglect and disrepair
have left the existing structures in a blighted condition which negatively impacts the historic
district today, to the detriment of neighboring properties.

It is not expected that the Project will cause adverse impacts on the historic or architectural
elements of nearby historic resources outside the Project Site (see Section 5.0).
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1.4.15 Infrastructure Systems Component

An infrastructure system’s analysis (Section 6.0) was completed by Howard Stein Hudson
Associates (“HSH™), the Project’s Civil Engineer. The existing infrastructure surrounding the site
appears sufficient to service the needs of the Proposed Project. This section describes the existing
sewer, water, and drainage systems surrounding the site and explains how these systems will
service the development. This analysis also discusses any anticipated Project-related impacts on
the utilities and identifies mitigation measures to address these potential impacts.

1.4.16 Transportation Component

Section 7.0 presents the comprehensive transportation study completed by HSH for the proposed
Project in conformance with the BTD Transportation Access Plan Guidelines. The study
analyzes existing conditions within the Project study area, as well as conditions forecast to be in
place under the seven-year planning horizon of 2025.

Access to the Site will be provided by a pick-up and drop-off zone along Utica Street, adjacent to
the Site. Loading and service operations will also occur along Utica Street for vehicles up to the
size of a 36-foot box truck (SU-36).

The analysis identifies the number of trips expected to be generated by the Project and mode
share based on data collected at local hotels. The Project is estimated to generate approximately
20 trips during the a.m. peak hour (10 entering/10 exiting) and 34 trips during the p.m. peak hour
(17 entering/17 exiting).

Due to the Project’s small scale and proximity to approximately 3,500 garage parking spaces, the
Project will not provide any on-site parking or valet service.

The Proponent is committed to implementing a transportation demand management (“TDM”)
program that supports the City’s efforts to reduce dependency on the automobile by encouraging
alternatives to driving alone, especially during peak travel periods. Proposed measures include,
but are not limited to, employing an on-site transportation coordinator, providing transit
information (schedules, maps, and fare information) to hotel guests and visitors, providing on-site
bicycle storage, and providing a transit pass program to the employees. The transportation
coordinator will oversee all transportation issues including managing service and loading, and
TDM programs.

1.4.17 Response to Climate Change Questionnaire

Please see Appendix E for the Proponent’s Response to the City of Boston’s Climate Change
Questionnaire.
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1.4.18 Response to City of Boston Access Guidelines
Please see Appendix F for the Proponent’s Response to the City of Boston’s Access Guidelines.
1.4.19 Response to BPDA Broadband Questionnaire

Please see Appendix H for the Proponent’s Response to the BPDA Broadband Questionnaire.
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2.0 GENERAL INFORMATION

2.1 Applicant Information

2.1.1 Project Proponent

The Proponent is Hudson 150K Real Estate Trust, an affiliate of Hudson Group, a boutique, privately
owned real estate development firm, active in urban development across select markets. The principals of
Hudson Group have been in the development and construction business since 1976. Based in Boston, the
group has extensive experience in residential and commercial developments, construction, and
investments including adaptive reuse and new construction in the United States, Canada, Europe, and
Israel.

Hudson played an integral role in enhancing the Leather District and Chinatown neighborhoods of Boston
by developing nearly 300 units in the area including residences, offices, and retail. Hudson Group has
been dedicated to improvements and quality developments in the Leather District for twenty-five years,
with a strong track record of working with city agencies and neighborhood associations.

Hudson co-developed Radian at 120 Kingston Street, a new construction, 26-story, 240-unit apartment
building along the Rose Kennedy Greenway. The project contributed significant benefits to the
community including park and infrastructure improvements and the creation of a combined 72 affordable
housing units between on-site and off-site contributions, in partnership with a local Chinatown based non-
profit, the Chinese Economic Development Council (“CEDC”). Their adaptive reuse experience in the
Leather District include the redevelopments of 107 South Street and 108 Lincoln Street.

Hudson Group prides themselves in a long-term approach and real estate philosophy with particular
attention to local, independently operated retail. The firm is led by Ori Ron and Noam Ron (a Leather

District resident of ten years).

2.1.2 Project Team

Project Name 150 Kneeland Street, Leather District

Hudson 150K Real Estate Trust
(an affiliate of Hudson Group)
120 Kingston Street, Suite 610
Boston, MA 02111

Property Owner / Developer Tel: 617-314-7379
Noam Ron
noam@hudsongroupna.com
Ori Ron
ori@hudsongroupna.com
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Mitchell L. Fischman Consulting
(“MLF Consulting”) LLC

41 Brush Hill Road

Article 80 Permitting Consultant Newton, MA 02461
Mitch Fischman
mitchfischman@gmail.com
Tel: 781-760-1726

Dain, Torpy, Le Ray, Wiest & Garner
745 Atlantic Avenue, 5" Floor

Boston, MA 02111

Legal Counsel Tel: (617) 542-4874

Donald Wiest
dwiest@daintorpy.com

RODE ARCHITECTS Inc.
535 Albany Street #405
Boston, MA 02118
Rodearchitects.com

Tel: 617-422-0090

Architect Kevin S. Deabler
Kevin@rodearchitects.com
Lucas Herringshaw
lucas@rodearchitects.com
John Gilbert
john@rodearchitects.com
Nick Ruggeri
nick@rodearchitects.com

Soden Sustainability Consulting
19 Richardson Street

Winchester, MA 01890
Sustainable Consultant Tel: 617-372-7857

Colleen Ryan Soden, LEED AP BD+C
colleen@sodensustainability.com

Howard Stein Hudson

11 Beacon Street, Suite 1010
Boston, MA 02108

Tel: 617-482-7080

Transportation Planner / Engineer Brian J. Beisel, PTP

bbeisel@hasassoc.com
Tel: 617-482-7080
Thomas Tinlin
ttinlin@hshassoc.com
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Civil Engineer

Howard Stein Hudson

11 Beacon Street, Suite 1010
Boston, MA 02108

Tel: 617-482-7080

Rick Latini, P.E.
rlatini@hshassoc.com

Public Relations Consultant

Goldstein Pierce PR
171 Clinton Road
Brookline, MA 02445

Wendy Pierce
wendy@goldsteinpierce.com

Noise and Air Consultant

Tech Environmental, Inc.
Hobbs Brook Office Park

303 Wyman Street, Suite 295
Waltham, MA 02451

Tel: 781-890-2220

Marc C. Wallace
mwallace@techenv.com

Wind Engineer

RWDI

600 Southgate Drive
Guelph, Canada N1G4P6
Tel: 519-823-1311

Jordan Gilmour
jordan.gilmour@rwdi.com

Geotechnical Engineer

Haley & Aldrich. Inc.
465 Medford Street
Suite 2200

Boston, MA 02142

Marya E. Gorczyca, P.E. (MA)
Mgorczyca@haleyaldrich.com
Tel: 617-886-7408
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Historic Resources Consultant

Tremont Preservation Services
374 Congress Street

Boston, MA 02210

Tel: 617-482-0910

Leslie Donovan
donovanl@erols.com

MEP

Cosentini Associates
101 Federal Street
Boston, MA 02110
Tel: 617-494-9090

Robert Leber
rleber@cosentini.com

Vladimir Yarmarkovich
vyarmarkovich@-cosentini-ma.com

Environmental Consultant

EBI Consulting

21 B Street
Burlington, MA 01801
Tel: 781-710-7280

2.1.3 Legal Information

Site Control

The project site is owned by the Proponent, Hudson 150K Real Estate Trust.

Legal Judgments or Actions Pending Concerning the Proposed Project

None, based upon available information and belief.

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

There is no history of tax arrears on property owned by the Applicant in the City of Boston.

Nature and Extent of Any and All Public Easements

None of record. The Site is bounded by utility easements for sewer, electric, telephone and gas.
Additionally, the team is currently evaluating whether there are any utilities that cross the Site.
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Public Benefits

The Proposed Project will provide substantial public benefits to the City of Boston and Leather
District neighborhood. The Proposed Project provides for:

Creation of up to 230 hotel rooms and approximately 3,000 gross square feet of hospitality
amenities, including a publicly accessible food and beverage destination, in close proximity
to South Station, Boston largest transportation hub;

The proponent will work closely with the Leather District neighborhood on multiple
improvements that will enhance the quality of life in the area, including the installation of
CCTV security cameras, contributing to the funding of Project Place, a nonprofit hired by the
neighborhood for street and sidewalk cleaning, sidewalks repairs, and contributing to the
enhanced design and improvements of Leather District Park;

The proponent will collaborate with a Boston based nonprofit to provide free hotel
accommodation to those in need of assistance;

Introduction of new neighborhood visitors who will provide support to the local community
and utilize local businesses;

Establishment of a design forward, sustainable development that activates the street frontage
along Kneeland and Utica Streets, upgrades pedestrian amenities, increases positive foot

traffic, enhances public safety, and removes blight;

Introduction of new street plantings, improved sidewalks, raised bike lanes and other
streetscape amenities to improve and enhance the pedestrian landscape and experience;

Significant streetscape, lighting, and security improvements to Utica Street between
Kneeland and Tufts Streets, an area that has long been neglected and underutilized;

Implementation of publicly accessible art throughout the development, both interior and
exterior;

Temporary creation of many new jobs in the construction and building trade industries;
Permanent creation of new jobs in the hospitality and property management trades;
Substantial addition to real property taxes for the City of Boston; and

Spurring additional investment and development along the Kneeland Street corridor.
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2.2.3

Regulatory Controls and Permits

Zoning Overview

Land use within Boston’s Leather District is governed by Article 44 of the Zoning Code. Map
1C/1G/1IN of the series of Boston Zoning Maps indicates that the Site is located within the
Restricted Parking Overlay District and the Groundwater Conservation Overlay District, or
GCOD.

As a development project within the Leather District for a new building in excess of 50,000
square feet of gross floor area, the Proposed Project is subject to Article 80’s Large Project
Review. The Proposed Project’s design will also be reviewed through the Article 80 process.
The Proposed Project is further subject to Article 37 (Green Buildings) of the Zoning Code.

Boston Zoning Code — Use Requirements

A hotel is an allowed principal use at the Project site. Restaurant use is also allowed within this
district. The Proposed Project is expected to require zoning relief for building height and floor
area ratio. The hotel will not supply off-street parking. Because hotel parking is not subject to
the limitations imposed by the Restricted Parking District on other types of accessory parking,
zoning relief for this project component will be required. Pursuant to Article 44, the Proposed
Project’s required loading facilities will be determined through the Large Project Review.

The Project will require a conditional use permit pursuant to Articles 6 and 32 due to its location
within the Groundwater Conservation Overlay District (“GCOD”).

Boston Zoning Code — Dimensional Requirements

The Proposed Project will comprise approximately 96,500 feet of gross floor area including
81,600 gsf of usable interior space on a site containing approximately 4,824 square feet of land,
for a resulting anticipated floor area ratio (“FAR”) of approximately 16.9. Article 44 establishes
a maximum FAR of 8.0. The building height of the Proposed Project is expected to be
approximately 218 feet. The applicable dimensional regulations require a maximum building
height of 100 feet. It is therefore expected that zoning relief for the proposed building will
include variances for building height and FAR.
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Table 2-1. Article 44 - Leather District - Dimensional and Off-Street Parking Requirements

Loading Bays

Leather N Expected
Dimensional Element District Zoning Prg'ect* Zoning Relief
(Other Use) J Required?
Minimum Lot Size None 4,824 sf No
Minimum Lot Size
. . N 4,824 sf total No
(Add’l Dwelling Units) one sttota
Max. Floor Area Ratio 8.0 16.9 Yes
218 feet
Max. Building Height 100 feet 21-Stories + Yes
Mechanical
Minimum Lot Width None 55.13 feet No
Minimum Lot Frontage None 79 feet No
Minimum Front : -
vard Setback None Varies 1' — 6’-6 No
Minimum Side Yard None Varies (0- 2’-4”) No
Minimum Rear Yard None Varies (1'- 10'-5") No
Minimum Usable
N 125 sf
Open Space one S No
46 per Sec.23-1
: . (per Sec.23-6 FAR ,
R Off-Street Park
equired Street Parking Greater than 8 No 0 TSo Co;lgr(ran
parking req.) €c. 23
Minimum Number of : .
inimu . Per Article 80 0 Per Article 80

*The dimensions cited in this table may change as the Proposed Project undergoes ongoing review by

BPDA staff.
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2.2.4 Preliminary List of Permits or Other Approvals Which May be Sought

Agency Name Permit or Action*

Local Agencies

Boston Planning and Development Agency

Article 80 Review and Execution of Related
Agreements; Section 80B-6 Certificate of Compliance

Boston Civic Design Commission

Possible Schematic Design Review

Boston Landmarks Commission

Article 85 Review

Boston Zoning Board of Appeal

Variances/Zoning Relief, as Required; Conditional
Use Permit for GCOD

Boston Public Safety Commission
Committee on Licenses

Garage Permit and Fuel Storage Permit

Boston Transportation Department

Transportation Access Plan Agreement; Construction
Management Plan

Boston Department of Public Works
Public Improvements Commission

Possible Sidewalk Repair Plan; Curb-Cut Permit;
Street/Sidewalk Occupancy Permit; Permit for Street
Opening; Possible Marquee Licenses

Boston Fire Department

Approval of Fire Safety Equipment

Boston Water and Sewer Commission

Site Plan Approval; Approval for Sewer and Water
Connections; Construction Site Dewatering; and
Storm Drainage

Boston Department of Inspectional Services

Building Permits; Certificates of Occupancy; Other
Construction-Related Permits

Federal Agencies

Federal Environmental Protection Agency

Notice of Intent for EPA Construction Activities
General Discharge Permit with Associated SWPPP

State Agencies

MA Department of Environmental Protection
Division of Water Pollution Control

Sewer Connection Permit

MA Department of Environmental Protection
Division of Air Quality Control

Fossil Fuel Permit

MA Historic Commission

State Register Review

*This is a preliminary list based on project information currently available. It is possible that not all of
these permits or actions will be required, or that additional permits may be needed.
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2.3 Public Review Process and Agency Coordination

In support of the required Article 80 Large Project Review process, the Proponent has conducted, and will
continue to conduct, community outreach with neighbors and abutters of the Site, including meetings and
discussions with the elected representatives and officials from the area, and with area residents. Over the
past year, the Proponent has worked closely with neighborhood interests, local elected and appointed
officials and the BPDA, and obtained detailed input and guidance from community stakeholders and the
BPDA for the resulting new development proposal.

Since acquiring the property in early 2018 and filing the LOI in March of this year, the Proponent has
continued the process of engaging with the community including multiple conversations with residents,
neighborhood stakeholders, and immediate abutters. The Project was presented before the Leather District
Neighborhood Association at a pre-filing meeting on March 14, 2018, with follow-ups on May 16, 2018
and June 13, 2018. The outcome of the well-attended June 13th meeting and extensive discussion was an
overwhelming show of approval through a vote of 46-4 in favor of supporting the Project (See Appendix
I for support letter). In addition, the Project received approximately 30 support letters as part of this
process and was presented before the Chinatown Safety Committee and the Chinatown Neighborhood
Council.

The Proponent has also conducted numerous meetings concerning the Proposed Project with
representatives of the Boston Planning and Development Agency prior to the filing this Project
Notification Form in order to identify planning and urban design issues and concerns.

In accordance with Article 80 requirements, an Impact Advisory Committee (“1AG”) has been formed
and a neighborhood meeting will be scheduled to review the PNF and to receive community comments on
the Project during the PNF public review period.

The Proponent will also continue to meet with public agencies, neighborhood representatives, local
business organizations, abutting property owners, and other interested parties, and will follow the
requirements of Article 80 pertaining to the public review process.

2.4 Development Impact Payment (“DIP”) Status

Based on current schematic design plans and the floor area estimate, it is not anticipated that the Proposed
Project will be subject to the requirements of Section 80B-7 of the Article 80, owing to the fact the
Proposed Project will not occupy an aggregate gross floor area of more than 100,000 square feet.
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3.0 URBAN DESIGN AND SUSTAINABILITY COMPONENT

3.1 Introduction

The proposed project will have many positive impacts on the surrounding neighborhood. Key
components such as active ground and second floor uses, generous public space along Kneeland Street,
improvements to Utica Street, and carefully located vehicle access and proximity to public transportation
have all been thoughtfully considered to reduce the negative impacts and maximize the benefits to the
public realm. The pedestrian realm and experience will be enhanced by a setback at the building entrance,
material enhancements to Utica and Kneeland Streets’ pavements and sidewalks, and a drastic upgrade
from the blighted existing conditions.

3.2 Urban Design Principles

3.2.1 Place Making Opportunities — Small Business, Visual Access to Ground Floor Use

The proposed hotel will complement the mixed-use fabric of the historic Leather District while
positioning the Kneeland Street development corridor as a modern urban thoroughfare with a
vibrant pedestrian realm. The Project will generate public benefits including visual streetscape
improvements and a dramatic improvement on the current conditions that will help spur
additional investment in the area.

The project will relate to the large scale ground floor display windows set in sturdy cast iron
columns which are a prominent feature of the adjacent buildings and throughout the historic
Leather District. The strong street wall created by the existing neighboring buildings will be
enhanced by the massing of the project.

The Project will feature a dramatic double height ground floor with high visual access to the
publicly accessible lobby and lounges. The main reception area will be located along Kneeland
Streets; food and beverage use, lounges, and meeting spaces visible from Kneeland Street will
also activate the lower floors of the Project.

The entrance on the corner of Kneeland and Utica Streets will be set back from the street wall
created by the adjacent buildings. This widened entrance zone will provide relief along Utica
Street where the existing sidewalks narrow. The volume of pedestrians coming and going from
the hotel and various publicly accessible spaces on site will further bolster the overall activity
along this stretch of Kneeland Street and create a strong pedestrian presence at its edge.

3.2.2 Open Space and Green Space Connections

The Project is located directly across Kneeland Street from the Reggie Wong Memorial Park and
in close proximity to the Rose Kennedy Greenway, Chinatown Park, and Mary Soo Hoo Park.
The South Bay Harbor Trail, Rolling Bridge Park, and Harbor Walk along the Fort Point Channel
are also within close proximity. Leather District Park is two blocks away, adjacent to the corner
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3.2.3

3.24

3.3

3.3.1

of South Street and Essex Street, presenting an opportunity for the Project to contribute to the
design and improvements of an off site public space.

Streetscape Improvements

As stated above, the Project will provide widened sidewalks along Kneeland and Utica Streets.
This will be in keeping with the City’s stated goal of improving the pedestrian realm and will
create a usable, accessible street level activity hub which will serve as a touchstone for new active
uses along this stretch of Kneeland Street. The Project will provide an improved raised bike lane
extending beyond the project boundaries, planters, and accessible pathways.

Proximity to Public Transit and Alternative Transportation

The Project will take full advantage of its proximity to public transit and is within one block of
South Station and a host of rideshare and Blue Bike locations. South Station itself is a major
transit hub offering local and regional bus and rail service.

The Project will be a limited service, upscale hotel. With an average stay of 1.5 nights, demand is
expected to come from short-stay midweek business travel and weekend tourists. Vehicle traffic
will be minimal and reliance on public transit will be significant.

The approach to transportation will begin with direct guest communication during reservation.
Guests will be directed to South Station for rail and MBTA service and the Silver Line and HOV
lane to and from Logan Airport. Guests with vehicles will be directed to park at nearby garages
and arrive on foot. On site staff will direct guests to public transit and pickup areas.

The Proponent will work with Taxis and TNC’s (Transportation Network Companies) on
establishing a specific Pick Up / Drop Off zone on Utica Street and is in the process of assessing
possible relationships with nearby garages and lots. Guests arriving by vehicle will be encouraged
to park nearby and arrive to the hotel on foot.

Exterior Building Design Principals

Summary

The site sits within the Leather District neighborhood and adjacent to both Chinatown and South
Station subdistricts. It is unique in that the existing, vacated structure remains one of the last
undeveloped parcels within the Leather District. Aside from this project site, all lots are well
defined against the inside edge of the sidewalks they abut. The result is a series of well-
articulated facades with cast-iron ornament and regularized window patterns. This architectural
definition is one of the clearest and most consistent among all of Boston’s neighborhoods. There
also exists a vibrant mix of uses generally with ground floor retail and public lobbies serving
office and residential uses above. The residential dwellings are generally adapted to historic
industrial structures making this a neighborhood of urban loft living.
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3.3.2

3.3.3

3.4

Exterior Materials

As the Leather District transformed during the industrial revolution, the downtown locale made
for a dense extrusion up from the busy sidewalks. Given this density and the era of vertical
construction the most notable historic buildings used cast-iron and brick facades to express their
urban presence. A wonderful array of cast-iron relief and ornamentation exists throughout the
vicinity. Most of this expression is subtle, given the basic flatness that resulted. The proposed
building will reinforce this narrative with modern materials that combine to create a play of
elements that are ornate in a contemporary language. Instead of using sleek glass and light metal,
this project will use dark metal frames consistent with the cast-iron texture around the Leather
District. These frames will also have depth to enhance the subtle play of light across the facade.
Further, a slight bevel and mitered corner expression will play up each opening. With this
expression, the facade is intended to celebrate the classic proportions offered by a highly
regularized pattern all the way up to the top of the building.

At the base of the building, a connection to the sidewalk is translated with a slight setback at the
entry and canopy overhang at level 3. Beneath this datum will be a more transparent glass and
metal facade system that connects to the pedestrian environment with its openness. Also, within
the first few floors, the facade and interior spaces plan to use art and graphics to enhance the
streetscape.

Building Scale

The height of the new building will celebrate the new era of construction in Boston. The Leather
District is defined by a strong adherence to the street wall. Key setbacks along Utica Street and
the north property line will help alleviate pressures felt along those edges. Setbacks range from
1’ to 10°-5” and help to express a more slender proportion up the facade. The adjacent buildings
along Kneeland range from 75’ to 127°. Across Kneeland there is an active a steam plant with
smokestacks extending over 300°. Future development has been planned and as of this date has
been considering heights of 300° across Kneeland Street. The proposed 218’ height of this project
connects between these scales, and given its small, constrained footprint, will be a slender
expression of its edge location.

The ground floors are conceived in a manner to alleviate any pressure of a tall building meeting
the sidewalk. The simple, strong facade above transitions to something more appropriate for
public engagement at the sidewalk.

Landscape Design

In accordance with Boston’s Complete Street Guidelines, the proposed project landscape plans will
enhance the public realm experience at the sidewalks along Kneeland and Utica Streets. This entails
attention to setbacks for entry on Kneeland and the drop-off zone on Utica Street. One of the key
landscape features is the improvement of the paving surfaces along Utica Street. This improved zone will
stretch up Utica Street to the north corner of the property. Special paving will differentiate from typical
asphalt and announce to pedestrians that Utica is not a back alley. Additionally, raised planters along the
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edge of the glass facade will add visual interest and animation at the sidewalk level. These planters create
a slight buffer between the public and private zones on the ground floor.

Lighting and bollards will also be effective in distinguishing a new Utica Street streetscape that is friendly
and more welcoming to the public while discouraging the negative activity which has persisted at this
edge location for many years.

3.5 Sustainable Design/Energy Conservation

The proposed project involves developing a new approximately 96,500 sg. ft. hotel with 230 rooms on a
site located at 150 Kneeland Street.

To meet the City of Boston Requirements the project is demonstrating the compliance with the LEED
BD&C v4 criteria. The project is currently tracking 53 points in the YES column with 27 in the study
column. Further study over the coming weeks and months will determine final credit achievement. The
Proponent has outlined in the narrative below, how the project intends to achieve the prerequisites and
credits for the LEED BD&C v4 certification.

3.5.1 Introduction

Sustainability informs every design decision. Enduring and efficient buildings conserve embodied
energy and preserve natural resources. The Project embraces the opportunity to positively
influence the urban environment. Its urban location takes advantage of existing infrastructure
while abundant access to mass transportation will significantly reduce dependence on single
occupant vehicle trips and minimize transportation impacts.

The Proponent and the Project design team are committed to an integrated design approach and
are using the LEED v4 for BD+C: New Construction and Major Renovation rating system and
intend to meet certification as presented in Figure 3-19 at the end of this section. This rating will
meet or exceed Boston’s Green Building standard. The LEED rating system tracks the sustainable
features of the project by achieving points in following categories: Sustainable Sites; Water
Efficiency; Energy and Atmosphere; Materials and Resources; Indoor Environmental Quality;
and Innovation and Design Process.

3.5.2 Location and Transportation

The Location and Transportation credit category encourages development on previously
developed land, minimizing a building’s impact on ecosystems and waterways, regionally
appropriate landscaping, and smart transportation choices.

The Site has been previously developed earning sensitive land protection. The Site also shows
that some soil contamination may be present. The Project is undergoing a Phase Il assessment. If
contamination is found remediation will be performed to the satisfaction of the reviewing agency.
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3.5.3

3.54

The Site is in a neighborhood with surrounding existing density with ¥2-mile [400 meter] radius
and provides dozens of amenities within 0.5 miles of the project site.

Based on BTD guidelines, the Project will supply a minimum of 28 secure bicycle
parking/storage spaces within the building at a rate of 0.3 secure indoor bicycle parking spaces
per 1,000 sf of development. Additional storage will be provided by outdoor bicycle racks
accessible to visitors to the site in accordance with BTD guidelines.

The Site provides access to quality transit. MBTA buses run on Routes SL 4, SL5, 4, 7, 11, 43,
and 55 close to the site on both Kneeland Street and Atlantic Avenue, and the South Station
Redline Line MBTA station is less than two blocks from the site. The South Station
transportation hub provides a direct connection to points north to Cambridge and south to Quincy
and regional destinations.

The project is providing bicycle facilities and showers for the occupants of the building along
with bicycle parking spots for visitors, far exceeding the LEED requirement.

Sustainable Sites

The development of sustainable sites is at the core of sustainable design, stormwater runoff
management, and reduction of erosion, light pollution, heat island effect, and pollution related to
construction and site maintenance are critical to lessening the impact of development.

The project will create and implement an erosion and sedimentation control plan for all
construction activities associated with the project. The plan will conform to the erosion and
sedimentation requirements of the 2012 U.S. Environmental Protection Agency (EPA)
Construction General Permit (CGP) or local equivalent, whichever is more stringent.

In order to reduce the impact of urban heat island effect, more than 50% of the parking spaces
will be below grade under an SRI compliant roof. The project is evaluating compliance with
Light Pollution Reduction.

Water Efficiency

Buildings are major users of our potable water supply and conservation of water preserves a
natural resource while reducing the amount of energy and chemicals used for sewage treatment.
The goal of the Water Efficiency credit category is to encourage smarter use of water, inside and
out. Water reduction is typically achieved through more efficient appliances, fixtures and fittings
inside and water-wise landscaping outside. To satisfy the requirements of the Water Use
Reduction Prerequisite and credit, the project will incorporate water conservation strategies that
include low flow plumbing fixtures for water closets and faucets. The landscape will be designed
so it will reduce the need for potable water for irrigation by 50% and select plant material that is
native and adaptive.
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3.55

The project is targeting a minimum 45% indoor water use reduction from the baseline. All newly
installed toilets, urinals, private lavatory faucets, and showerheads that are eligible for labeling
will have the Water Sense label.

The project will install permanent water meters that measure the total potable water use for the
building and associated grounds in addition to water meters for two or more of the following
water subsystems, as applicable to the project: Irrigation, Indoor plumbing fixtures and fittings,
Domestic hot water, Boiler. Metering data will be compiled into monthly and annual summaries;
and will be shared with USGBC the resulting whole-project water usage data.

The project will evaluate the ability to conserve water used for cooling tower makeup while
controlling microbes, corrosion, and scale in the condenser water system.

Energy & Atmosphere

According to the U.S. Department of Energy, buildings use 39% of the energy and 74% of the
electricity produced each year in the United States. The Energy and Atmosphere credit category
encourages a wide variety of energy strategies: commissioning; energy use monitoring; efficient
design and construction; efficient appliances, systems and lighting; the use of renewable and
clean sources of energy, generated on-site or off-site; and other innovative practices.

Fundamental Commissioning and Enhanced commissioning will be pursued for the project.
Envelope commissioning will also be evaluated as an alternative.

A whole-building energy simulation will be performed for the projects demonstrating a minimum
improvement of 25% for new construction according to ANSI/ASHRAE/IESNA Standard 90.1-
2010, Appendix G, with errata. The team will analyze efficiency measures during the design
process and account for the results in design decision making. The team will use energy
simulation of efficiency opportunities, past energy simulation analyses for similar buildings.

The project will install new or use existing building-level energy meters, or submeters that can be
aggregated to provide building-level data representing total building energy consumption
(electricity, natural gas, chilled water, steam, fuel oil, propane, biomass, etc). Prereq 4-
Fundamental refrigerant management. The project will not use chlorofluorocarbon (CFC)-based
refrigerants in new heating, ventilating, air-conditioning, and refrigeration (HVAC&R) systems.

The project will evaluate renewable energy production if it is not possible the building will be
solar ready.

The project will select refrigerants that are used in heating, ventilating, air-conditioning, and
refrigeration (HVAC&R) equipment to minimize or eliminate the emission of compounds that
contribute to ozone depletion and climate change. Project will perform the calculations once
systems are selected.

The project will also consider engaging in a contract for 50% or 100% of the project’s energy
from green power, carbon offsets, or renewable energy certificates (RECS).
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3.5.6

3.5.7

Materials & Resources

During both construction and operations, buildings generate tremendous waste and use many
materials and resources. This credit category encourages the selection of sustainable materials,
including those that are harvested and manufactured locally, contain high-recycled content, and
are rapidly renewable. It also promotes the reduction of waste through building and material
reuse, construction waste management, and ongoing recycling programs.

The project will provide dedicated areas accessible to waste haulers and building occupants for
the collection and storage of recyclable materials for the entire building. Collection and storage
areas may be separate locations. Recyclable materials will include mixed paper, corrugated
cardboard, glass, plastics, and metals. The project will also take appropriate measures for the safe
collection, storage, and disposal of two of the following: batteries, mercury-containing lamps,
and electronic waste.

The project will develop and implement a construction and demolition waste management plan
that will identify at least five materials (both structural and nonstructural) targeted for diversion,
and approximate a percentage of the overall project waste that these materials represent. The
project will divert at least 75% of the total construction and demolition material; diverted
materials must include at least four material streams. The project will also consider completing a
life-cycle assessment.

Careful material selection will be performed for the project. Where possible the project hopes to
integrate products that have Environmental Product Declarations (EPD), Sourcing of raw
materials and corporate sustainability reporting, and Material Ingredients disclosures.

Indoor Environmental Quality

The U.S. Environmental Protection Agency estimates that Americans spend about 90% of their
day indoors, where the air quality can be significantly worse than outside. The Indoor
Environmental Quality credit category promotes strategies that can improve indoor air through
low emitting materials selection and increased ventilation. It also promotes access to natural
daylight and views.

The project will meet the minimum requirements of ASHRAE Standard 62.1-2010, Sections 4-7,
Ventilation for Acceptable Indoor Air Quality (with errata), or a local equivalent, whichever is
more stringent.

The project will provide enhanced indoor air quality strategies. The project will provide entryway
systems design systems, interior cross-contamination prevention and filtration. The project will
target Low emitting materials for all materials within the building interior is defined as everything
within the waterproofing membrane. This includes requirements for product manufacturing
volatile organic compound (VOC) emissions in the indoor air and the VOC content of materials.
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3.5.8

The project will develop and implement an indoor air quality (IAQ) management plan for the
construction and preoccupancy phases of the building, meeting or exceeding all applicable
recommended control measures of the Sheet Metal and Air Conditioning National Contractors
Association (SMACNA) IAQ Guidelines for Occupied Buildings under Construction, 2nd
edition, 2007, ANSI/SMACNA 008-2008, Chapter 3. The project will protect absorptive
materials stored on-site and installed from moisture damage.

The project prohibits the use of all tobacco products inside the building and within 25 feet (8
meters) of the building entrance during construction. Daylight will be evaluated for energy
efficiency opportunities and benefits for the occupants.

The project will achieve a direct line of sight to the outdoors for at least 75% of all regularly
occupied floor area. View glazing in the contributing area will provide a clear image of the
exterior, not obstructed by frits, fibers, patterned glazing, or added tints that distort color balance.

Innovation and Design Process

The Innovation in Design and Innovation in Operations credit categories provide additional points
for projects that use new and innovative technologies, achieve performance well beyond what is
required by LEED credits, or utilize green building strategies that are not specifically addressed
elsewhere in LEED. This credit category also rewards projects for including a LEED Accredited
Professional on the team to ensure a holistic, integrated approach to design, construction,
operations and maintenance. Five credits are being pursued and could include the following.

e Innovation in Design: Exemplary Performance Quality Transit
e Innovation in Design: Green Housekeeping

e Innovation in Design: Modern Mobility

e Innovation in Design: Integrated Pest Management

e Innovation in Design: Education

Reqgional Priority

e Regional Priority: Optimize Energy (yes)

* Regional Priority: High Priority Site (maybe)

e Regional Priority: Indoor water use reduction (yes)
e Regional Priority: Renewable Energy (maybe)
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3.6 Urban Design and LEED Drawings
Urban design drawings and renderings depicting the Proposed Project, and the LEED Checklist include:

Figure 3-1. Surrounding Urban Context

Figure 3-2. Surrounding Building Heights

Figure 3-3. Mobility

Figure 3-4. Full Height Axon

Figure 3-5. Perspective Across Kneeland Street

Figure 3-6. Perspective from Lincoln Street and Kneeland Street Intersection
Figure 3-7. Perspective from Atlantic Avenue and Kneeland Street Intersection
Figure 3-8. Proposed Site Plan

Figure 3-9. Ground Floor Plan

Figure 3-10. Second Floor Plan

Figure 3-11. Third Floor Plan

Figure 3-12. Fourth Floor Plan

Figure 3-13. Typical Floor Plan

Figure 3-14. South Elevation

Figure 3-15. East Elevation

Figure 3-16. North Elevation

Figure 3-17. West Elevation

Figure 3-18. Surrounding Building Heights Section

Figure 3-19. Project Checklist: LEED v4 for BC+D: New Construction and Major Renovations
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4.0

ENVIRONMENTAL PROTECTION COMPONENT

4.1

41.1

4.1.2

41.3

Shadow Impacts Analysis

Introduction

A shadow impact analysis was conducted in order to illustrate new shadow created from the
proposed project on the surrounding area. The study presents both existing and new shadow
impact for the hours 9:00 AM, 12:00 Noon, and 3:00 PM for the vernal equinox, summer solstice,
autumnal equinox, and winter solstice. In addition, shadows are depicted for 6:00 PM during the
summer solstice and autumnal equinox. There are no new shadows on public parks and open
spaces including the Rose Kennedy Greenway, Reggie Wong Park, and so called *“Leather
District Park”. The impact of new shadows on public streets is minimal. New shadows are
minimal and move quickly due to the hotel’s small footprint and slender floor plates.

Vernal Equinox (March 21)

Figures 4.1-1 through 4.1-3 depict shadows on March 21.

At 9:00 AM, new shadows are cast in a northwesterly direction on the roof of adjacent buildings
and a small portion of Utica Street. At 12:00 Noon, new shadows are cast in a northerly direction

on the roof tops of adjacent buildings and a small portion of Utica Street.

At 3:00 PM, new shadows are cast in a northeasterly direction on the rooftops of adjacent
buildings.

Summer Solstice (June 21)
Figures 4.1-4 through 4.1-7 depict shadow impacts on June 21.

At 9:00 AM, new shadows are cast in a westerly direction on a small portion of Utica Street and
the rooftops of the adjacent building.

At 12:00 Noon, new shadows are cast in a northerly direction on the rooftop of the adjacent
building.

At 3:00 PM, new shadows are cast in a northeasterly direction on the rooftops of adjacent
buildings and a small portion of South Street.

At 6:00 PM, new shadows are cast in an easterly direction on the rooftops of adjacent buildings.
Additional shadows are cast on the South Station Bus Terminal.
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Autumnal Equinox (September 21)
Figures 4.1-8 through 4.1-11 depict shadow impacts on September 21.

At 9:00 AM, new shadows are cast in a northwesterly direction on the roof of adjacent buildings
and a small portion of Utica Street.

12:00 Noon, new shadows are cast in a northerly direction on the rooftops of adjacent buildings
and a small portion of Utica Street.

At 3:00 PM, new shadows are cast in a northeasterly direction on the rooftops of adjacent
buildings.

At 6:00 PM, new shadows are cast in an easterly direction on the rooftops of adjacent buildings.
Additional shadows are cast on the South Station Bus Terminal.

Winter Solstice (December 21)

Figures 4.1-12 through 4.1-14 depict shadow impacts on December 21. Winter sun casts the
longest shadows of the year.

At 9:00 AM, new shadows are cast in a northwesterly direction on the rooftops of adjacent
buildings.

At 12:00 Noon, new shadows are cast in a northerly direction on the rooftops of adjacent
buildings. Additional shadows are cast on a small portion of Utica and Beach Streets.

At 3:00 PM, new shadows are cast in a northeasterly direction on the rooftops of adjacent
buildings. Additional shadows extend to the rooftops of buildings on Atlantic Avenue and East
Street.

Summary

New shadows from the project will be primarily limited to the immediate surrounding adjacent
properties’ rooftops to the north and northeast. Shadows will not cause significant impact due to
existing buildings in the area. There are no new shadows on public parks and open spaces
including the Rose Kennedy Greenway, Reggie Wong Park, and informally identified “Leather
District Park”. The impact of new shadows on public streets is minimal. New shadows are
minimal and move quickly due to the hotel’s small footprint and slender floor plates.
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4.2 Air Quality

Tech Environmental, Inc. performed air quality analyses for the 150 Kneeland Street Project. These
analyses consisted of: 1) an evaluation of existing air quality; 2) an evaluation of potential carbon
monoxide (CO) impacts from the operation of the Project’s building heating and ventilation, and 3) a
microscale CO analysis for intersections in the Project area that meet the BPDA criteria for requiring such
an analysis.

4.2.1 Existing Air Quality

The City of Boston is currently classified as being in attainment of the Massachusetts and
National Ambient Air Quality Standards (“NAAQS”) for all of the criteria air pollutants except
ozone (see Table 4.2-1). These air quality standards have been established to protect the public
health and welfare in ambient air, with a margin for safety.

The Massachusetts Department of Environmental Protection (“DEP”) currently operates air
monitors in various locations throughout the city. The closest, most representative, DEP monitors
for carbon monoxide (CO), sulfur dioxide (SOy), nitrogen dioxide (NO-), fine particulate matter
(PM25), coarse particulate matter (PMio), ozone (Os), and lead are located at Dudley Square
(Harrison Avenue).

Table 4.2-2 summarizes the DEP air monitoring data, for the most recent available, complete,
three-year period (2014-2016), that are considered to be representative of the project area. Table
4.2-2 shows that the existing air quality in the Project area is generally much better than the
NAAQS. The highest impacts relative to a NAAQS are for ozone, NO; and PMs. Ozone is a
regional air pollutant on which the small amount of additional traffic generated by this Project
will have an insignificant impact. The Project’s operations will not have a significant impact
on local NO; and PM s concentrations.
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Table 4.2-1. Massachusetts and National Ambient Air Quality Standards (NAAQS)

Pollutant Averaging Time NAAQS (pg/m?3)
1-hourP 1962
Sulfur Dioxide (SO 3-hours 1,300
AnnualP (Arithmetic Mean) 80
Carbon Monoxide 1-hour? 40,000°
(CO) 8-hour? 10,000P
Nitrogen Dioxide 1-hourP 188¢
(NO2) AnnualP’s (Arithmetic Mean) 100
Ef:ol\f;lli;e Particulate Matter 24-hour®'s 150
; : 24-hourP’s 35d
l(:lérlli Particulate Matter AnnualP (Arithmetic Mean) 12ef
25) Annual® (Arithmetic Mean) 15
%3‘)’”6 8-hourP’s 137
Lead : i PIS
(Pb) Rolling 3-Month Avg. 0.15

P = primary standard; S = secondary standard.

a99th percentile 1-hour concentrations in a year (average over three years).
b One exceedance per year is allowed.

¢98th percentile 1-hour concentrations in a year (average over three years).
d98th percentile 24-hour concentrations in a year (average over three years).
¢ Three-year average of annual arithmetic means.

f As of March 18, 2013, the U.S. EPA lowered the PMzs annual standard from 15 ug/m? to 12
ug/ms.

9 Three-year average of the annual 4th-highest daily maximum 8-hour ozone concentration must
not exceed 0.070 ppm (137 ug/m?3) (effective December 28, 2015 ); the annual PMio standard was
revoked in 2006.
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Table 4.2-2. Representative Existing Air Quality in the Project Area

Pollutant,

Averaging Value NAAQS | Percent of
Period Monitor Location (Hg/m3) (ng/m3) NAAQS
CO, 1-hour Harrison Avenue, Boston 2,760 40,000 7%
CO, 8-hour Harrison Avenue, Boston 1,375 10,000 14%
NOz, 1-hour Harrison Avenue, Boston 96.0 188 51%
NOz, Annual Harrison Avenue, Boston 29.7 100 30%
Ozone, 8-hour Harrison Avenue, Boston 110 137 80%
PMao, 24-hour Harrison Avenue, Boston 61 150 41%
PMz.s, 24-hour Harrison Avenue, Boston 14.0 35 40%
PMz.s, Annual Harrison Avenue, Boston 6.0 12 50%
Lead, Quarterly Harrison Avenue, Boston 0.017 15 1%
SOz, 1-hour Harrison Avenue, Boston 23.1 196 12%

Source: MassDEP, http://www.mass.gov/eea/agencies/massdep/air/quality/air-monitoring-reports-and-studies.html,
downloaded September 29, 2017.

Notes:

(1) Annual averages are highest measured during the most recent three-year period for which data are available
(2014 - 2016). Values for periods of 24-hours or less are highest, second-highest over the three-year period
unless otherwise noted.

(2) The eight-hour ozone value is the 3-year average of the annual fourth-highest values, the 24-hour PMzs value is
the 3-year average of the 98th percentile values, the annual PMzs value is the 3-year average of the annual
values — these are the values used to determine compliance with the NAAQS for these air pollutants.

(3) The one-hour NO2 value is the -year average of the 98th percentile values and the one-hour SOz value is the -
year average of the 99th percentile values.

(4) Three-year average of the annual 4th-highest daily maximum 8-hour ozone concentration must not exceed
0.070 ppm (137 ug/m3) (effective December 28, 2015); the annual PM1o standard was revoked in 2006 and the
3-hour SOz standard was revoked by the US EPA in 2010.

4.2.2 Building Heating and Ventilation

The Project will include fuel combustion equipment that will emit air pollutants to the atmosphere
when operating. Fuel combustion equipment for the Project will include two individual gas-fired
boilers (each with a heat input capacity of 3.0 million Btu per hour (MMBtu/hour) and one 500
kW emergency generator.

EPA’s AP-42 document was used to determine the uncontrolled CO emission rate for the gas-
fired boilers. The gas-fired boiler heat input capacity for the project will be 6.0 MMBtu/hour.
Assuming a heating value of 1,020 Btu/cubic foot of natural gas this translates to approximately
5,882 cubic feet of natural gas burned per hour. Using a CO emission factor of 0.084

150 Kneeland Street PNF Page 4-19 Environmental Protection Component



150 KNEELAND STREET

Ib/MMBtu,! the maximum CO emissions from the boilers will be 0.50 Ibs/hour (0.06
gram/second).

The manufacturer’s emissions data was used to determine the CO emission rate for the
emergency generator. The power rating of 500 kW translates to approximately 671 bhp. Using the
manufacturer’s CO emission factor of 0.4 grams g/bhp-hr, the maximum total CO emissions from
the emergency generator will be 0.59 Ibs/hour (0.07 grams/second).

Together, the maximum CO emissions from the project will be 1.1 Ibs/hour (0.14 grams/second).
This calculation conservatively assumes that all of the gas-fired fuel combustion equipment is
operating simultaneously at its full design capacity.

Worst-case concentration of CO from the rooftop equipment was predicted for locations around
the building by using AERMOD model (Version 18081) in screening mode. The results of the air
quality analysis for locations outside and around the building are summarized in Table 4.2-3. The
results in Table 4.2-3 represent all outside locations on and near the Project Site, including
building air intakes and nearby residences. Appendix B contains the AERMOD model output.

The AERMOD model in screening mode was used to predict the maximum concentration of CO
by modeling the gas-fired boilers as a volume source on the rooftop using worst-case
meteorological conditions for an urban area. The predicted concentrations presented here
represent the worst-case air quality impacts from the gas-fired boilers at all locations on and
around the Project. AERMOD predicted one-hour average concentrations of CO.

AERMOD predicted that the maximum one-hour CO concentration from the gas-fired boilers will
be 1.33 ppm. The maximum predicted eight-hour CO concentration at any ambient (outside)
location will be significantly smaller than the one-hour prediction. This is because: 1) all fuel
combustion equipment will not be operating at their maximum load simultaneously for eight
hours, and 2) the worst-case meteorological conditions used to predict the peak one-hour impact
will not persist for eight consecutive hours. AERSCREEN guidance allows the maximum eight-
hour CO impact to be conservatively estimated by multiplying the maximum one-hour impact by
a factor of 0.9 (i.e. the eight-hour impact is 90% of the one-hour impact). The maximum
predicted eight-hour CO concentration was determined to be approximately 1.20 ppm (1.33 ppm
x 0.9).

The U.S. EPA has established National Ambient Air Quality Standards (NAAQS) to protect the
public health and welfare in ambient air, with a margin for safety. The NAAQS for CO are 35
ppm for a one-hour average and 9 ppm for an eight-hour average. The Commonwealth of
Massachusetts has established the same standards for CO. The CO background values of 2.4 ppm
for a one-hour period and 1.2 ppm for an eight-hour period were added to the maximum predicted

1 US EPA, “Compilation of Air Pollutant Emission Factors, AP-42, Fifth Edition Volume I: Stationary Point and Area Sources”, Table 1.4-1,
January 1995 (revised July 1998).
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4.2.3

fuel combustion ambient impacts to represent the CO contribution from other, more distant,
sources. With the background concentration added, the peak, total, one-hour and eight-hour CO
impacts from the fuel combustion equipment, at any location around the building, will be no
larger than 3.73 ppm and 2.40 ppm, respectively. These maximum predicted total CO
concentrations (fuel combustion equipment and parking garage plus background) are safely in
compliance with the NAAQS. This analysis demonstrates that the operation of the gas-fired
boilers will not have an adverse impact on air quality.

Table 4.2-3. Building Heating and Ventilation Air Quality Impacts

Peak Predicted Peak Predicted
One-Hour One-Hour Eight-Hour Eight-Hour
Impact NAAQS Impact NAAQS
Location (ppm) (ppm) (ppm) (ppm)
Outside — Surrounding o 35 o 9
the Building’ 3.73 (NAAQS) 2.40 (NAAQS)
I\

NAAQS = Massachusetts and National Ambient Air Quality Standards for CO (ppm = parts per million)

* Representative of maximum CO impact at all nearby residences, buildings, and sidewalks.

** Includes background concentrations of 2.4 ppm for the one-hour period and 1.2 ppm for the eight-hour
period.

Microscale CO Analysis for Selected Intersections

The Boston Planning & Development Agency (BPDA) and the DEP typically require a
microscale air quality analysis for any intersection in the Project study area where the level of
service (LOS) is expected to deteriorate to D and the proposed project causes a 10% increase in
traffic or where the LOS is E or F and the project contributes to a reduction in LOS. For such
intersections, a microscale air quality analysis is required to examine the carbon monoxide (CO)
concentrations at sensitive receptors near the intersection.

A microscale air quality analysis was not performed for this Project due to the Project trip
generation having minimal impacts on the overall delays at the five intersections. Table 4.2-4
shows a comparison of the Existing (2017) and Build (2025) LOS at the five intersections. The
motor vehicle trip generation from the Project will not have a significant impact on motor vehicle
delays and air pollutant emissions at the analyzed intersections. Therefore, the motor vehicle
traffic generated by the Project will not have a significant impact on air quality at any
intersection in the Project area and a microscale air quality analysis is not necessary for this
Project.
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Table 4.2-4. Summary of Build Case Level of Service

Existing Build .
Intersection LOS LOS Requw'es
Analysis?
(AM/PM) | (AM/PM)
Albany Street/Surface Road/Kneeland Street c/Cc c/Cc NO
Lincoln Street/Kneeland Street D/C E/D NO*
Frontage Road/Atlantic Avenue/I-90 Ramps/Kneeland c/c D/D NO
Street
Utica Street /Kneeland Street C/B C/B NO
Kneeland Street/South Street B/B B/B NO

The LOS shown represents the overall delay at each intersection
*Project does not contribute to reduction in level of service.

Source: Howard/Stein-Hudson Associates, Inc.

Conclusions

The microscale CO air quality dispersion modeling analysis clearly indicates that the worst-case
traffic generated by the Project will not cause or contribute to any violations of the NAAQS for
CO and will not significantly affect air quality. Total CO impacts at the intersections with the
largest delays and at the Project site, including the impacts from the building heating and
ventilation, are predicted to be safely in compliance with the NAAQS for CO.

4.3 Noise Impacts

Tech Environmental, Inc. performed a noise study to determine whether the operation of the proposed
Project will comply with the City of Boston Noise Regulations and the Massachusetts Department of
Environmental Protection (“DEP”) Noise Policy.

As further detailed below, it was determined that sound levels at all nearby sensitive locations and
at all property lines will fully comply with the most stringent City of Boston and DEP daytime and
nighttime sound level limits. The acoustic analysis demonstrates that the Project’s design will meet the
applicable acoustic criteria.

4.3.1 Common Measures of Community Noise

The unit of sound pressure is the decibel (dB). The decibel scale is logarithmic to accommodate
the wide range of sound intensities to which the human ear is subjected. A property of the decibel
scale is that the sound pressure levels of two separate sounds are not directly additive. For
example, if a sound of 70 dB is added to another sound of 70 dB, the total only increases by 3 dB
(or 73 dB), it does not double to 140 dB. Thus, every 3 dB increase represents a doubling of
sound energy. For broadband sounds, a 3 dB change is the minimum change perceptible to the
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human ear. Table 4.3-1 gives the perceived change in loudness of different changes in sound
pressure levels.?

Table 4.3-1. Subjective Effects of Changes in Sound Pressure Levels

Change in Sound Level Apparent Change in Loudness
3dB Just perceptible
5dB Noticeable
10 dB Twice (or half) as loud

Non-steady noise exposure in a community is commonly expressed in terms of the A-weighted
sound level (dBA); A-weighting approximates the frequency response of the human ear. Levels
of many sounds change from moment to moment. Some are sharp impulses lasting 1 second or
less, while others rise and fall over much longer periods of time. There are various measures of
sound pressure designed for different purposes. To establish the background ambient sound level
in an area, the Lgo metric, which is the sound level exceeded 90 percent of the time, is typically
used. The Lgo can also be thought of as the level representing the quietest 10 percent of any time
period. Similarly, the Lio can also be thought of as the level representing the quietest 90 percent
of any time period. The Lio and Lgo are broadband sound pressure measures, i.e., they include
sounds at all frequencies.

Sound level measurements typically include an analysis of the sound spectrum into its various
frequency components to determine tonal characteristics. The unit of frequency is Hertz (Hz),
measuring the cycles per second of the sound pressure waves, and typically the frequency
analysis examines nine octave bands from 32 Hz to 8,000 Hz. A source is said to create a pure
tone if the acoustic energy is concentrated in a narrow frequency range and one octave band has a
sound level 3 dB greater than both adjacent octave bands.

The acoustic environment in an urban area such as the Project area results from numerous
sources. Observations show that the major contributors to the background sound level in the
Project area are motor vehicle traffic on local and distant streets, aircraft over-flights, mechanical
equipment on nearby buildings, nature noises such as insects, tree frogs, small animals, and
general city noises such as street sweepers and police/fire sirens. Typical sound levels associated
with various activities and environments are presented in Table 4.3-2.

2 American Society of Heating, Refrigerating and Air Conditioning Engineers, Inc., 1989 ASHRAE Handbook--Fundamentals (I-
P) Edition, Atlanta, GA, 1989.
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4.3.2 Noise Regulations

Commonwealth Noise Policy

The DEP regulates noise through 310 CMR 7.00, “Air Pollution Control.” In these regulations
“air contaminant” is defined to include sound and a condition of “air pollution” includes the
presence of an air contaminant in such concentration and duration as to “cause a nuisance” or
“unreasonably interfere with the comfortable enjoyment of life and property.”

Regulation 7.10 prohibits “unnecessary emissions” of noise. The DEP DAQC Policy Statement
90-001 (February 1, 1990) interprets a violation of this noise regulation to have occurred if the
noise source causes either:

1. Anincrease in the broadband sound pressure level of more than 10 dBA above
the ambient level; or

2. A *“pure tone” condition.

The ambient background level is defined as the Lgo level as measured during equipment operating
hours. A “pure tone” condition occurs when any octave band sound pressure level exceeds both
of the two adjacent octave band sound pressure levels by 3 dB or more.

The DEP does not regulate noise from motor vehicles accessing a site or the equipment backup
notification alarms. Therefore, the provisions described above only apply to a portion of the
sources that may generate sound following construction of the Project.
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Table 4.3-2. Common Indoor and Outdoor Sound Levels

Sound Sound
Outdoor Sound Levels Pressure Level Indoor Sound Levels
(uPa) (dBA)
6,324,555 110 Rock Band at 5 m
Jet Over-Flight at 300 m 105
2,000,000 100 Inside New York
Subway Train
Gas Lawn Mower at 1 m 95
632,456 90 Food Blender at 1 m
Diesel Truck at 15 m 85
Noisy Urban Area— 200,000 80 Garbage Disposal at 1 m
Daytime
75 Shouting at 1 m
Gas Lawn Mower at 30 m 63,246 70 Vacuum Cleaner at 3 m
Suburban Commercial Area 65 Normal Speech at 1 m
20,000 60
Quiet Urban Area— 55 Quiet Conversation at 1m
Daytime
6,325 50 Dishwasher Next Room
Quiet Urban Area— 45
Nighttime
2,000 40 Empty Theater or Library
Quiet Suburb—Nighttime 35
632 30 Quiet Bedroom at Night
Quiet Rural Area— 25 Empty Concert Hall
Nighttime
Rustling Leaves 200 20 Average Whisper
Broadcast and Recording
15 )
Studios
63 10
5 Human Breathing
Reference Pressure Level 20 0 Threshold of Hearing

Notes: pPa, or micro-Pascals, describes sound pressure levels (force/area). DBA, or A-weighted decibels,
describes sound pressure on a logarithmic scale with respect to 20 pPa (reference pressure level).
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Local Regulations

The City of Boston Environment Department regulates noise through the Regulations for the
Control of Noise as administered by the Air Pollution Control Commission. The Project is located
in an area consisting of commercial and residential uses. The Project will have low-rise
residential uses to the north, east, and south. The Project must comply with Regulation 2.2 for
noise levels in Residential Zoning Districts at these residential locations. Table 4.3-3 lists the
maximum allowable octave band and broadband sound pressure levels for residential and
business districts. Daytime is defined by the City of Boston Noise Regulations as occurring
between the hours of 7:00 a.m. and 6:00 p.m. daily except on Sundays. Compliance with the most
restrictive nighttime residential limits will ensure compliance for other land uses with equal or
higher noise limits.

Table 4.3-3. Maximum Allowable Sound Pressure Levels (dB) City of Boston

Zoning District

Residential Business

Octave Band (Hz) (Daytime)  (All Other Times) | (anytime)
32 Hz 76 68 79
63 Hz 75 67 78
125 Hz 69 61 73
250 Hz 62 52 68
500 Hz 56 46 62
1000 Hz 50 40 56
2000 Hz 45 33 51
4000 Hz 40 28 47
8000 Hz 38 26 44
Broadband (dBA) 60 50 65

4.3.3 Pre-Construction Sound Level Measurements

Existing baseline sound levels in the Project area were measured during the quietest overnight
period when human activity and street traffic were at a minimum, and when the Project’s
mechanical equipment (the principal sound sources) could be operating. Since the Project’s
mechanical equipment may operate at any time during a 24-hour day, a weekday between 11:00
p.m. and 4:00 a.m. was selected as the worst-case time period, i.e., the time period when Project-
related sounds may be most noticeable due to the quieter background sound levels. Establishing
an existing background (L) during the quietest hours of the facility operation is a conservative
approach for noise impact assessment and is required by the DEP Noise Policy.
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The nighttime noise measurement locations are as follows (see the Figure 1 in the Appendix C):
Monitoring Location #1: 150 Kneeland Street
Monitoring Location #2: 123 Beach Street

Broadband (dBA) and octave band sound level measurements were made with a Larson Davis
Model 831 environmental sound level analyzer, at each monitoring location, for a duration of
approximately thirty minutes. The full octave band frequency analysis was performed on the
frequencies spanning from 16 to 16,000 Hertz. A time-integrated statistical analysis of the data
used to quantify the sound variation was also performed, including the calculation of the Lo,
which is used to set the ambient background sound level.

The Larson Davis 831 is equipped with a %” precision condenser microphone and has an
operating range of 5 dB to 140 dB and an overall frequency range of 3.5 Hz to 20,000 Hz. This
meter meets or exceeds all requirements set forth in the ANSI S1.4-1983 Standards for Type 1
guality and accuracy and the State and City requirements for sound level instrumentation. Prior to
any measurements, this sound analyzer was calibrated with an ANSI Type 1 calibrator that has an
accuracy traceable to the National Institute of Standards and Technology (NIST). During all
measurements, the Larson Davis was tripod mounted at approximately five feet above the ground
in open areas away from vertical reflecting surfaces.

The sound level monitoring was conducted on Monday night May 7%, 2018. Weather conditions
during the sound survey were conducive to accurate sound level monitoring: the temperature was
52°F, the skies were clear, and the winds were 4 mph, from the east southeast. The microphone of
the sound level analyzer was fitted with a 3-inch windscreen to negate any effects of wind-
generated noise.

The nighttime sound level measurements taken in the vicinity of the Project site revealed sound
levels that are typical for an urban area. A significant source of existing sound at all locations is
motor vehicle traffic on nearby highways and local streets, residential and commercial air
handling equipment, and train horns.

The results of the nighttime baseline sound level measurements are presented in Table 4.3-4, and
the complete measurement printouts are provided in Appendix C. The nighttime background Leo
level was 61.8 dBA at Location #1, and 55.8 dBA at Location #2. The octave band data in Table
4.3-4 show that there were no pure tones detected in the nighttime noise measurements.
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Table 4.3-4. Nighttime Baseline Sound Level Measurements, May 7", 2018

Location #1 Location #2
Sound Level 150 Kneeland Street 123 Beach Street
Measurement 11:30 p.m. - 12:00 a.m. 11:00 p.m. - 11:30 p.m.
Broadband (dBA)
Background (Leo) 61.8 55.8
Octave Band Lo
(dB)
16 Hz 68.1 62.1
32 Hz 67.6 63.3
63 Hz 65.4 61.4
125 Hz 63.5 56.8
250 Hz 62.1 53.5
500 Hz 57.0 52.3
1000 Hz 58.0 51.8
2000 Hz 52.8 46.5
4000 Hz 44.0 38.9
8000 Hz 34.6 27.1
16000 Hz 19.8 16.2
Pure Tone? No No

Noise monitoring at the Project site during the morning peak traffic period was used to evaluate
the existing ambient sound levels and to evaluate conformance with the Project site Acceptability
Standards established by the United States Department of Housing and Urban Development
(HUD) for residential development. The purpose of the HUD guidelines is to provide standards
for determining the acceptability of residential project locations with regards to existing sound
levels. The HUD criteria regarding the day-night average sound level (La) are listed below.
These standards apply to L4 measurements taken several feet from the building in the direction of
the predominant source of noise.

e Normally Acceptable — Lgn not exceeding 65 dBA
« Normally Unacceptable — Lgn above 65 dBA but not exceeding 75 dBA
e Unacceptable — Lg4n above 75 dBA.

These HUD standards do not apply to the Project, but are used as guidance regarding the
suitability of the Project area with regard to background sound levels.

Daytime sound level measurements were taken to help estimate the L, for the Project site. A 30-
minute sound level measurement was taken during the morning, on Wednesday, April 26", 2018
between 10:00 a.m. and 10:30 a.m. at 150 Kneeland Street (Location #1) which was used to
represent the closest residential use to the Project site. The weather conditions during the sound
survey were conducive to accurate sound level monitoring: the skies were clear, and the winds
were 11 mph. The microphone of the sound level analyzer was fitted with a 7-inch windscreen to
negate any effects of wind-generated noise.
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4.3.4

The daytime sound level measurements taken in the vicinity of the Project site reveal sound levels
that are typical for an urban area. The main sources of noise during the peak morning traffic
period sound level measurement were from motor vehicle traffic on nearby local streets,
construction vehicles in the distance, adjacent South Station Bus Terminal, and aircraft over-
flights. The Leq measured during the morning period was 71.8 dBA. The Leq sound level
measured during the nighttime at the same location was 66.7 dBA. Using both the daytime and
nighttime Leq sound levels, the calculated L, for the site is 74.3 dBA, which is above the HUD
guideline noise limit of 65 dBA.

It is assumed that standard building construction practices will result in at least a 30 dBA
reduction of sound from outdoor sound levels. The Proponent will incorporate sound mitigation,
as necessary, to assure that motor vehicle sound sources do not result in noise impacts greater
than 45 dBA inside the residential units closest to the neighboring streets.

Reference Data and Candidate Mitigation Measures

The mechanical systems for the Proposed Project are in the early design stage. Typical sound
power data for the equipment of the expected size and type for the Project have been used in the
acoustic model to represent the Project’s mechanical equipment. The sound levels from all
potential significant Project noise sources are discussed in this section.

The design for the Proposed Project is expected to include the following significant mechanical
equipment:

= One (1) CAT Model C15 diesel generator set enclosed in an aluminum sound attenuated
enclosure,

= Two (2) York 105 Ton Chillers
= One (1) Innovent Energy Recovery Unit
= Two (2) Baltimore Aircoil Company 100 Ton Cooling Towers

The equipment listed above, which will be located on the building rooftop mechanical yard, was
included in the noise impact analysis. The two chillers will be located inside on the first floor of
the mechanical yard, and the remaining equipment will be located on the top floor. The Project’s
traffic was not included in the noise analysis because motor vehicles are exempt under both the
City of Boston and DEP noise regulations.

The sound generation profiles for the mechanical equipment noise sources operating concurrently
under full-load conditions were used to determine the maximum possible resultant sound levels
from the Project Site as a whole, to define a worst-case scenario. To be in compliance with City
and DEP regulations, the resultant sound level must not exceed the allowable octave band limits
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4.3.5

4.3.6

in the City of Boston noise regulation and must be below the allowable incremental noise
increase, relative to existing noise levels, as required in the DEP Noise Policy.

This sound level impact analysis was performed using sound generation data for representative
equipment to demonstrate compliance with noise regulations. As the building design evolves, the
sound generation for the actual equipment selected may differ from the values that were utilized
for the analysis.

Calculated Future Sound Levels

Methodology

Future maximum sound levels at the upper floors of all existing residences bordering the Project
were calculated with acoustic modeling software assuming simultaneous operation of all
mechanical equipment at their maximum loads.

The Cadna-A computer program, a comprehensive 3-dimensional acoustical modeling software
package was used to calculate Project generated sound propagation and attenuation.® The model
is based on ISO 9613, an internationally recognized standard specifically developed to ensure the
highly accurate calculation of environmental noise in an outdoor environment. 1ISO 9613 standard
incorporates the propagation and attenuation of sound energy due to divergence with distance,
surface and building reflections, air and ground absorption, and sound wave diffraction and
shielding effects caused by barriers, buildings, and ground topography.

Receptors

The closest/worst-case sensitive (residential) location is to the west of the project area at 216
Lincoln Street. This location was selected based on the proximity of the equipment (smaller
distances correspond to larger noise impacts). This location is expected to receive the largest
sound level impacts from the Project’s rooftop mechanical equipment. It can be classified as a
residential zone.

The sound level impacts from the building’s mechanical equipment were predicted at the closest
residential location (216 Lincoln Street), as well as additional residential uses to the east (210
South Street), north (109 Beach St), northeast (122 South St) and west (99 Kneeland St). Noise
impacts at other nearby noise-sensitive locations (residences, parks, etc.) farther from the Project
Site will be less than those predicted for these receptors.

Compliance with State and Local Noise Standards

The City of Boston and DEP noise standards apply to the operation of the mechanical equipment
at the proposed Project. The details of the noise predictions are presented in Tables 4.3-5 through

3Cadna-A Computer Aided Noise Abatement Program, Version 4.3
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4.3-9. The sound impact analysis includes the simultaneous operation of the Project’s rooftop
HVAC equipment. The predicted sound levels are worst-case predictions that represent all hours
of the day, as the analysis assumes full operation of the mechanical equipment 24-hours a day.
The typical sound level impacts from the mechanical equipment will likely be lower than what is
presented here, since most of the mechanical equipment will operate at full-load only during
certain times of the day and during the warmer months of the year, it is not likely that all of the
mechanical equipment will operate at the same time. Sound level impacts at locations farther
from the Project (e.g. other residences, etc.) will be lower than those presented in this report.

City of Boston Noise Standards

The noise impact analysis results, presented in Tables 4.3-5 through 4.3-9, reveal that the sound
level impact at the upper floors of the closest residences will be between 33.1 and 40.9 dBA. The
smallest sound level impact of 33.1 dBA is predicted to occur at 99 Kneeland St. The largest
sound level impact of 40.9 dBA is predicted to occur at 210 South Street. Noise impacts predicted
at all locations are in compliance with the City of Boston's nighttime noise limit (50 dBA) for a
residential area. Note that sound levels from the Project will be below the residential nighttime
limits at all times. The results also demonstrate compliance with the City of Boston, residential,
non-daytime, octave band noise limits at both closest locations.

The City of Boston noise limits for business areas are significantly higher than the nighttime
noise limits for residential areas (see Table 4.3-3). The Project will also easily comply with the
City of Boston business area noise limits at all surrounding commercial properties.

Massachusetts DEP Noise Regulations

The predicted sound level impacts at the worst-case residential locations were added to the
measured Lgo value of the quietest daily hour to test compliance with DEP's noise criteria.
Assuming the Project's mechanical noise is constant throughout the day, the Project will cause the
largest increase in sound levels during the period when the lowest background noise occurs.
Minimum background sound levels (diurnal) typically occur between 12:00 a.m. and 5:00 a.m.

The predicted sound level impacts at the upper floors of the closest residences were added to the
Lgo values measured during the period with the least amount of background noise to test
compliance with DEP's noise criteria. The predicted noise impacts at the property line and the
closest residences were added to the most-representative measured Ly values to determine the
largest possible increase in the sound level at each location during the quietest hour at the Project
Site.

As shown in Tables 4.3-5 through 4.3-9, the Project is predicted to produce a less than 1 dBA
change in the background sound levels at all modeled locations. Therefore, the Project’s worst-
case sound level impacts during the quietest nighttime periods will be in compliance with the
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Massachusetts DEP allowed noise increase of 10 dBA. The noise predictions for each octave
band indicate that the mechanical equipment will not create a pure tone condition at any location.

Table 4.3-5. Estimated Future Sound Level Impacts — Anytime, 216 Lincoln
St (Closest/Worst Case Residence) — Location R1

Residential Maximum Predicted
Octave Bands - Nighttime Sound Levels*
32 Hz 68 53
63 Hz 67 50
125 Hz 61 46
250 Hz 52 38
500 Hz 46 34
1000 Hz 40 29
2000 Hz 33 23
4000 Hz 28 17
8000 Hz 26 9
Broadband (dBA) 50 37
Compliance with the City of Boston Noise Regulation? Yes
Sound Level Metric Maximum Sound Levels*
(dBA)
Existing Nighttime Background, Lgo 61.8
150 Kneeland Street Project* 36.5
Calculated Combined Future Sound Level 61.8
Calculated Incremental Increase +0.0
Compliance with DEP Noise Policy? Yes

* Assumes full-load operation of all mechanical equipment.
Note: DEP Policy allows a sound level increase of up to 10 dBA
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Table 4.3-6. Estimated Future Sound Level Impacts — Anytime, 109 Beach

Street — Location R2

Residential Maximum Predicted
Octave Bands ~ Nighttime Sound Levels*
32 Hz 68 53
63 Hz 67 52
125 Hz 61 50
250 Hz 52 42
500 Hz 46 37
1000 Hz 40 32
2000 Hz 33 26
4000 Hz 28 20
8000 Hz 26 12
Broadband (dBA) 50 40
Compliance with the City of Boston Noise Regulation? Yes
Sound Level Metric Maximum Sound
Levels* (dBA)
Existing Nighttime Background, Leo 55.8
150 Kneeland Street Project* 39.9
Calculated Combined Future Sound Level 55.8
Calculated Incremental Increase +0.1
Compliance with DEP Noise Policy? Yes

*Assumes full-load operation of all mechanical equipment.

Note: DEP Policy allows a sound level increase of up to 10 dBA.
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Table 4.3-7. Estimated Future Sound Level Impacts — Anytime, 122 South St

— Location R3
Residential
Nighttime Maximum Predicted
Octave Bands Noise Standards Sound Levels*
32 Hz 68 51
63 Hz 67 50
125 Hz 61 48
250 Hz 52 41
500 Hz 46 36
1000 Hz 40 30
2000 Hz 33 23
4000 Hz 28 15
8000 Hz 26 2
Broadband (dBA) 50 38
Compliance with the City of Boston Noise Regulation? Yes

Sound Level Metric Maximum Sound
Levels* (dBA)

Existing Nighttime Background, Leo 55.8

150 Kneeland Street Project* 38.4

Calculated Combined Future Sound Level 55.9

Calculated Incremental Increase +0.1

Compliance with DEP Noise Policy? Yes

*Assumes full-load operation of all mechanical equipment.
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Table 4.3-8. Estimated Future Sound Level Impacts — Anytime, 210 South St

— Location R4
Residential
Nighttime Maximum Predicted
Octave Bands Noise Standards Sound Levels*
32 Hz 68 53
63 Hz 67 52
125 Hz 61 50
250 Hz 52 44
500 Hz 46 39
1000 Hz 40 33
2000 Hz 33 26
4000 Hz 28 19
8000 Hz 26 11
Broadband (dBA) 50 41
Compliance with the City of Boston Noise Regulation? Yes

Sound Level Metric Maximum Sound
Levels* (dBA)

Existing Nighttime Background, Leo 60.5

150 Kneeland Street Project* 40.9

Calculated Combined Future Sound Level 55.9

Calculated Incremental Increase +0.1

Compliance with DEP Noise Policy? Yes

*Assumes full-load operation of all mechanical equipment.

Note: DEP Policy allows a sound level increase of up to 10 dBA.
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Table 4.3-9. Estimated Future Sound Level Impacts — Anytime, 99 Kneeland

St — Location R5

Residential
Nighttime Maximum Predicted
Octave Bands Noise Standards Sound Levels*
32 Hz 68 46
63 Hz 67 45
125 Hz 61 42
250 Hz 52 36
500 Hz 46 31
1000 Hz 40 25
2000 Hz 33 17
4000 Hz 28 8
8000 Hz 26 -
Broadband (dBA) 50 33
Compliance with the City of Boston Noise Regulation? Yes
Sound Level Metric Maximum Sound
Levels* (dBA)
Existing Nighttime Background, Leo 61.8
150 Kneeland Street Project* 33.1
Calculated Combined Future Sound Level 61.8
Calculated Incremental Increase +0.0
Compliance with DEP Noise Policy? Yes

*Assumes full-load operation of all mechanical equipment.

4.3.7 Conclusions

Sound levels at all nearby sensitive locations and at all property lines will fully comply with the
most stringent City of Boston and DEP daytime and nighttime sound level limits.

This acoustic analysis demonstrates that the Project’s design will meet the applicable acoustic

criteria.
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4.4 Stormwater Management and Water Quality

The Proposed Project is expected to substantially improve the water quality (See Section 4.6)
and will meet the Boston Water and Sewer Commission (BWSC) Site Plan requirements. The
existing storm drain utility and combined sewer infrastructure surrounding the Site appears to be of
adequate capacity to service the needs of the Project. The Project will not result in an increase in
impervious area but will improve the quality and attenuate the quantity of stormwater runoff being
discharged to BWSC storm drain system through the installation of an on-site infiltration system. It is
anticipated that the equivalent of 1 inch over the site’s impervious area can be recharged.

In addition to the installation of an on-site underground infiltration system, stormwater runoff will
be treated through the use of deep sump drainage inlets prior to entering the infiltration system. An
operation and maintenance plan will be developed to support the long-term functionality of the
proposed stormwater management system.

Erosion and sediment controls will be used during construction to protect adjacent properties, the
municipal storm drain system and the on-site storm drain system. A pollution prevention plan, if
required, will be prepared for use during construction including during demolition activity.

4.5 Solid and Hazardous Waste Materials

451 Solid Waste

During the preparation of the Site, debris from the existing building(s) will be removed from the
Project Site. The Proponent will ensure that waste removal and disposal during construction and
operation will be in conformance with the City and DEP’s Regulations for Solid Waste.

Upon completion of construction, the Project is estimated to generate approximately 376 tons of
solid waste per year, based on the assumption that each of the 230 hotel rooms will generate
approximately 4 Ibs of solid waste per day or 920 tons per year, and the ground and second floors
with approximately 9,000 gsf will generate 5.5 tons per 1,000 gsf or approximately 50 tons per
year. A significant portion of the waste will be recycled. The project will also include ambitious
goals for construction waste management in order to meet the requirements for the LEED™
rating system. This strategy will divert demolition and construction waste by reusing and
recycling materials.

In order to meet the requirements for the Boston Environmental Department and the LEED™
rating system, the Project will include space dedicated to the storage and collection of
recyclables. The recycling program will meet or exceed the City’s guidelines, and provide-areas
for waste paper and newspaper, metal, glass, and plastics (1 through 7, co-mingled).
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45.2

4.6

46.1

4.6.2

Hazardous Waste and Materials

A Phase | Environmental Site Assessment was completed for the property in January 2018 for the
Proponent. The report was reviewed to evaluate the potential for encountering Oil and/or
Hazardous Material in subsurface soil or groundwater during construction. The property is not a
listed Disposal site under the Massachusetts Contingency Plan (MCP) at 310 CMR 40.000.
However, the presence of urban fill soils containing concentrations of chemical constituents
ubiquitous in fill soils was identified at nearby sites.

A soil characterization program, as required by receiving facilities, will be undertaken during
design to define environmental quality of any excess materials generated during construction to
be transported off site. Management of any material excavated and removed from the site will be
in accordance with applicable laws and regulations.

A Hazardous Building Materials Survey will be conducted in advance of existing building
demolition to assess the presence of asbestos, PCBs, lead and other potentially hazardous
materials. Abatement will be undertaken for hazardous building materials identified and
appropriate permits and approvals obtained prior to demolition.

Geotechnical / Groundwater Impacts Analysis

Existing Site Conditions

The property is generally bound by a nine-story brick building across Utica Street to the west, one
six-story brick structure to the north, another to the east, and the 300+ foot Veolia Energy plant to
the south across Kneeland Street. Ground surface immediately around the site ranges from about
El. 15 to EI. 16 ft, Boston City Base (BCB).

Subsurface Soil and Bedrock Conditions

The site was formerly part of the Fort Point Channel and was filled circa 1835 to 1838 as part of
the land filling and development of South Cove. Site and subsurface conditions at the site are
based on available test boring data and geologic information for the area. A comprehensive
subsurface investigation including test borings and test pits will be performed at the site during
subsequent project design phases and prior to construction.
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4.6.3

4.6.4

4.6.5

Generalized subsurface conditions are summarized below in order of increasing depth below
ground surface:

Stratum/ Subsurface Unit Estimate Depth (ft) to Estimated Thickness (ft)
Top of Stratum

Fill 0 10to 20

Organic Deposits 10to 20 10to 25

Marine Deposits 25t035 50 to 65

(Sand/Clay)

Glacial Deposits 85 to 100 2t0 25

Bedrock 90 to 120 -
Groundwater

Data from a Boston Groundwater Trust well located in the sidewalk along the south side of the
property, on Kneeland St, indicate groundwater measured at about El. 7 to 9 ft BCB since June
2010. Variations in groundwater levels are possible as they are influenced by precipitation, local
construction activities, and leakage into and out of utilities and other below-grade structures.

The Project site is located within the Groundwater Conservation Overlay District (GCOD) and
accordingly, the Project will comply with requirements of Article 32 of the City of Boston Zoning
Code. The Project will promote infiltration of stormwater into the ground by capturing within a
suitably-designed system, a volume of rainfall equivalent to no less than 1-inch across the
impervious portion of the site. The Project will result in no negative impact on groundwater
levels in the surrounding area.

Dewatering is not anticipated to be required for building construction. Any dewatering efforts are
anticipated to be limited to control of surface water runoff from precipitation. The Project is
expected to have negligible long-term impacts on groundwater levels.

Proposed Foundation Construction

New foundations required for the Project are anticipated to be either end-bearing piles driven to
bedrock or drilled-in deep foundations (drilled shafts or micropiles) bearing in the dense glacial
soils or bedrock underlying the site. Specific design and construction performance criteria will be
established to be protective of adjacent structures.

Monitoring Program

Due to the Project location and proximity to surrounding buildings, a monitoring program will be
developed and implemented prior to the start of construction. Prior to implementation of the
monitoring program, performance criteria will be established to protect adjacent structures and
included in the contract documents. Construction activities will be required to comply with the
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4.7

4.7.1

4.7.2

4.7.3

established criteria based on the data collected from the monitoring. The monitoring program is
anticipated to include the following items, at a minimum, consistent with local practice and the
proposed construction: 1.) Preconstruction Condition Surveys of interior and exterior portions of
adjacent structures; 2.) Vibration Monitoring, depending on foundation methodology selected; 3.)
Groundwater Level monitoring; and 4.) Movement Monitoring of the adjacent buildings.

Construction Impact

Construction Impact

The following section describes impacts likely to result from the 150 Kneeland Street Project
construction and the steps that will be taken to avoid or minimize environmental and
transportation-related impacts. The Proponent will employ a construction manager who will be
responsible for developing a construction phasing and staging plan and for coordinating
construction activities with all appropriate regulatory agencies. The Project’s geotechnical
consultant will provide consulting services associated with foundation design recommendations,
prepare geotechnical specifications, and review the construction contractor's proposed
procedures.

Construction Management Plan

The Proponent will comply with applicable state and local regulations governing construction of
the Project. The Proponent will require that the general contractor comply with the Construction
Management Plan, (“CMP”) developed in consultation with and approved by the Boston
Transportation Department (“BTD”) prior to the commencement of construction. The
construction manager will be bound by the CMP, which will establish the guidelines for the
duration of the Project and will include specific mitigation measures and staging plans to
minimize impacts on abutters. Proper pre-construction planning with the neighborhood will be
essential to the successful construction of this Project. Construction methodologies that will
ensure safety will be employed and signage will include construction manager contact
information with emergency contact numbers. The Proponent will also coordinate construction
with other ongoing projects in the neighborhood.

Proposed Construction Program

Construction Activity Schedule

The construction period for the Proposed Project is expected to last approximately 18 months,
beginning in the 2" Quarter 2019, and reaching completion in the 4" Quarter 2020. The City of
Boston Noise and Work Ordinances will dictate the normal work hours, which will be from 7:00
AM to 6:00 PM, Monday through Friday.

Perimeter Protection/Public Safety

The CMP will describe any necessary sidewalk closures, pedestrian re-routings, and barrier
placements and/or fencing deemed necessary to ensure safety around the Site perimeter. If
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4.7.4

4.7.5

4.7.6

4.7.7

possible, the sidewalk will remain open to pedestrian traffic during the construction period.
Barricades and secure fencing will be used to isolate construction areas from pedestrian traffic. In
addition, sidewalk areas and walkways near construction activities will be well marked and
lighted to ensure pedestrian safety. Proper signage will be placed at every corner of the Project as
well as those areas that may be confusing to pedestrians and automobile traffic. The Proponent
will continue to coordinate with all pertinent regulatory agencies and representatives of the
surrounding neighborhoods to ensure they are informed of any changes in construction activities.

Construction Traffic Impacts

Construction Vehicle Routes

Specific truck routes will be established with BTD through the CMP. These established truck
routes will prohibit travel on any residential side streets. Construction contracts will include
clauses restricting truck travel to BTD requirements. Maps showing approved truck routes will be
provided to all suppliers, contractors, and subcontractors. It is anticipated that all deliveries will
be via Kneeland Street.

Construction Worker Parking

The number of workers required for construction of the Project will vary during the construction

period. However, it is anticipated that all construction workers will arrive and depart prior to peak
traffic periods. Limited parking in designated areas of the Project Site and lay-down area(s) will
be allowed. Parking will be discouraged in the immediate neighborhood. Further, public transit
use will be encouraged with the Proponent and construction manager working to ensure the
construction workers are informed of the public transportation options serving the area. Terms
and conditions related to worker parking will be written into each subcontractor’s contract. The
contractor will provide a weekly orientation with all new personnel to ensure enforcement of this

policy.
Pedestrian Traffic

The Site abuts sidewalks on Kneeland Street. Pedestrian traffic may be temporarily impacted in
this area. The Construction Manager will minimize the impact on the adjacent sidewalk. The
contractor will implement a plan that will clearly denote all traffic patterns. Safety measures such
as jersey barriers, fencing, and signage will be used to direct pedestrian traffic around the
construction site and to secure the work area.

Construction Environmental Impacts and Mitigation

Construction Air Quality

Construction activities may generate fugitive dust, which will result in a localized increase of
airborne particle levels. Fugitive dust emission from construction activities will depend on such
factors as the properties of the emitting surface (e.g. moisture content), meteorological variables,
and construction practices employed.
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To reduce the emission of fugitive dust and minimize impacts on the local environment the
construction contractor will adhere to a number of strictly enforceable mitigation measures. These
measures may include:

e Using wetting agents to control and suppress dust from construction debris;

e Ensuring that all trucks traveling to and from the Project Site will be fully covered,

e Removing construction debris regularly;

e Monitoring construction practices closely to ensure any emissions of dust are negligible;
e Cleaning streets and sidewalks to minimize dust and dirt accumulation;

e Monitoring construction activities by the job site superintendent and safety officer; and
e Wheel-washing trucks before they leave the Project Site during the excavation phase.

4.7.8 Construction Noise Impacts

To reduce the noise impacts of construction on the surrounding neighborhood, a number of noise
mitigation measures will be included in the CMP. Some of the measures that may be taken to
ensure a low level of noise emissions include:

= Initiating a proactive program for compliance to the City of Boston’s noise limitation
impact;

e Scheduling of work during regular working hours as much as possible;

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

e Muffling enclosures on continuously operating equipment, such as air compressors and
welding generators;

e Scheduling construction activities so as to avoid the simultaneous operation of the
noisiest construction activities;

e Turning off all idling equipment (Strict “No Idling” Policy);

e Reminding truck drivers that trucks cannot idle more than five (5) minutes unless the
engine is required to operate lifts of refrigeration units;

« Locating noisy equipment at locations that protect sensitive locations and neighborhoods
through shielding or distance;

= Installing a site barricade at certain locations;

e ldentifying and maintaining truck routes to minimize traffic and noise throughout the
project;

* Replacing specific construction techniques by less noisy ones where feasible, e.g., using
vibration pile driving instead of impact driving if practical and mixing concrete off-site
instead of on-site; and

e Maintaining all equipment to have proper sound attenuation devices.
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4.7.9 Rodent Control

The City of Boston enforces the requirements established under Massachusetts State Sanitary
Code, Chapter 11, 105 CMR 410.550. This policy establishes that the elimination of rodents is
required for issuance of any building permits. During construction, rodent control service visits
will be made by a certified rodent control firm to monitor the situation.
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5.0 HisTORIC RESOURCES COMPONENT

51 Historic Resources on the Project Site and Property / Site History

The Project Site (154- 156 Kneeland Street) is located within an area of man-made land that had formerly
been under water. Formerly known as South Cove, it was filled between 1833 and 1839. Following a mid-
nineteenth-century wave of development of low-cost housing for immigrants, the district took its current
form from the 1880s and 1890s through the first quarter of the 20" century. The National Register
Nomination for the Leather District identified the period of significance as 1883 — 1919. The district is
characterized by five- and six-story masonry buildings with brick exterior walls and stone trim. South Street
and parts of Lincoln Street are exceptionally intact featuring buildings with raised basements, with
commercial windows and storefronts at the 1% story, and 4 or 5 stories above.

154- 156 Kneeland Street falls outside of the district’s period of significance. The building is not
compatible in scale, materials or fenestration with other buildings in the district and it has lost its
architectural integrity. Based on these conditions, mainly dating from the 1990 exterior alterations, the
building should not be considered a contributing building in the Leather District. In addition, neglect and
disrepair have left the existing structures in a blighted condition which negatively impacts the historic district
today, to the detriment of neighboring properties.

5.1.1 Existing Conditions

The Project site is essentially level; it is approximately trapezoidal in plan, and is bounded to the
south by Kneeland Street, by Utica Street to the west, by a four foot wide passageway to the north
and by a 6-story brick building to the east. It is located along the southern boundary of the Leather
District, facing south on Kneeland Street. See Figure 1-1 (Project Locus), aerial view of the existing
site.

In 1908, the site contained a series of four connected, four-story brick buildings, which appear to be
the same buildings shown on the 1883 Bromley Atlas. Three of the four buildings occupying the
entire site were owned by the heirs of William Evans in 1883 and in 1908. The fourth building had
different owners. The three buildings were converted in 1955 to a five-bay red-brick, one-story
building with loading doors in each bay facing Kneeland Street. In 1990, that building was
renovated for use as a restaurant by a New York architectural firm. The 1990 design added a two-
story tower at the southwest corner, applied a parged coating to all four buildings, installed
commercial wood doors and an accessible ramp at the south elevation of three buildings and
significantly altering the appearance and feel of the 1955 building. The fourth building remains a
four-story building and was also parged in 1990. At each story, there is a large commercial window
set within recessed, parged infill.

154-156 Kneeland Street falls outside of the district’s period of significance. The building is not
compatible in scale, materials or fenestration with other buildings in the district and it has lost its
architectural integrity. Based on these conditions, mainly dating from the 1990 exterior alterations,
the building should not be considered a contributing building to the Leather District.
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5.1.2 Historic Resources Within One-Eighth (1/8) Mile of the Project Site

Irregular in plan, the Leather District is bounded (very approximately) by Kneeland Street to the
south, Atlantic Avenue to the east, Essex Street to the North and the Surface Artery and Lincoln
Street to the west. See the Leather District boundary map, Figure 5-1.

Table 5-1. Historic Resources Shown on Figure 5-1

Identified on Building/ . .
: - g Address Designation
Figure 5-1 District Name
A Leather District Approximately bounded by Kneeland Street, NRDIS
Atlantic Ave, Surface Artery and Essex Street
LHD - Local Historic District NRDOE - Determined Eligible for National Register Listing
LPA — Local Protection Area BOS. XXX — MHC Inventory Number

NRDIS — National Register District
5.2 Archeological Resources

The existing building sits on the same footprint as the four late 19"-century buildings that were located here
as early as 1883. It is assumed that the buildings had a one-story basement. The ground disturbance caused
by previous development on this site makes it unlikely there are undisturbed archeological resources within
the area of excavation for the new construction.

There are no known archaeological sites listed in the State Register of Historic Places on the Project Site.
5.3 Impacts to Historic Resources

Impacts to historic resources include short-term impacts, typically those associated with demolition and
construction, and long-term impacts, typically related to impacts after construction. Review by the Boston
Landmarks Commission (BLC) will center on two phases of the project. First, BLC will consider demolition
of the existing building and will make a determination whether the building contributes to the architectural or
historical significance of the Protection Area. Second, BLC will consider the existing conditions of the
building.

The existing structures on the site are not compatible with the Leather District National Register District in
terms of fenestration, materials, height and massing. In general, the current buildings and site
development conflict with the character-defining features of the Leather District which are its
extremely consistent building heights, brick and stone construction, and fenestration (specifically the
cast iron storefronts), especially at the first story.
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In addition, neglect and disrepair have left the existing structures in a blighted condition which
negatively impacts the historic district today, to the detriment of neighboring properties.

53.1

5.3.2

5.3.3

54

Short-Term Impacts

Potential geotechnical impacts during construction are related to vibration, dewatering and
settlement. These are discussed in Section 4.6.

Existing subsurface conditions and geotechnical impacts of the Project have been assessed by the
Project’s geotechnical consultant. Haley and Aldrich will provide design recommendations with
respect to foundation design, will prepare geotechnical specifications, and will review the
Construction Contractor's proposed procedures. Project design criteria will be established to avoid
negative impacts that could be caused by lowering area groundwater levels.

Based on the design and construction methodology to be developed for the project, potential impacts
to nearby buildings from foundation construction, such as ground movement, vibration, and
groundwater lowering are anticipated to be negligible.

Long-Term Impacts

Potential long-term impacts are related to architectural compatibility with the historic district, wind,
shadows, solar glare, and historic view corridors.

Review of the design will consider the architectural compatibility of the project with the Leather
District and will be evaluated to protect light and air circulation within the district.

Project Planning

Measures will be proposed as needed to address potential impacts to historic resources from the
Project. Construction impacts with respect to lowering of groundwater, vibration, or ground
movement due to excavation are expected to be minimal. A geotechnical instrumentation and
monitoring program with performance criteria will be implemented as needed. Refer to Sections
4.6.3and 4.7.7.

As the design moves forward, mitigation measures to protect historic buildings and to avoid,
minimize or mitigate potential impacts to such buildings during construction will be incorporated as

needed into project planning and design.

Project Review with Historical Agencies

State laws protecting historic and archeological resources are typically triggered when a proposed project is
to be undertaken, funded, licensed or permitted by a state agency. Depending upon the status of the resource
and the nature of the impact, the extent of the regulatory process will vary. A possible state or city
preservation reviews are outlined in Table 5-2 below and are discussed in this section.
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In order to comply with preservation regulations, the project proponent will begin the review process early in
the planning phase of the project. This will help to avoid delays and unexpected costs once the project has

begun. Some of the laws that are most likely to apply to are discussed in this section.

As no federal agency action or approval is required, the Project is not subject to the requirements for federal

review under Sec. 106 of the National Historic Preservation Act of 1966, as amended.

The Project is subject to review by the Boston Landmarks Commission and the Massachusetts Historical

Commission.

Table 5-2. Potential Regulatory Reviews- Historic Preservation — Related Review and

Agencies
Review First Review
Threshold Agencies Submission Period
Local
Proposed demolition of a -
Article 85: property over 50 years ﬁaexamﬁé %c::i?irc]:t Article 85 Application Varies
Review by BLC within a National Register -
—_— Commission
District
State
emolition of all or part of a ; consultation - ays
Demolition of all t of MHC; MEPA ENF ( Itati ENF-30d
Property listed in the State with MHC required for first
MEPA Register of Historic Places or - PNF) submission
in the MHC Inventory of the
Historic and Archeological
Assets of the Commonwealth
BLC Boston Landmarks Commission MHC Massachusetts Historical Commission
MEPA  Massachusetts Environmental Protection Agency PNF Project Notification Form

ENF Environmental Notification Form

5.4.1 State Laws

Chapter 254 — Massachusetts Historical Commission

A permit must be obtained from the State Archeologist before conducting any field investigation of

sensitive archeological sites.

Massachusetts Environmental Policy Act (MEPA)

The Massachusetts Environmental Policy Act (MEPA) (M.G.L. c¢. 30 ss. 61 — 62H) and its
regulations (301 CMR 11.00), apply to projects where a state agency is the project proponent or
where a state agency provides financing, licensing or permits to the project, and where review
thresholds are exceeded. MEPA requires review of such projects to identify impacts and to determine
all feasible alternatives to minimize damage to the environment. The review of environmental
impacts under MEPA must include a discussion of impacts and mitigation measures for significant
historic and archeological properties. It also requires that all feasible means and measures be used to

avoid or minimize damage to the environment.
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5.4.2

5.4.3

5.5

The MEPA process, administered by the Executive Office of Energy and Environmental Affairs, also
facilitates review and comment by the Massachusetts Historical Commission (MHC) regarding
demolition or destruction of and impacts of new projects on historic properties and archaeological
sites listed in the State Register of Historic Places or in the Inventory of Historic and Archaeological
Assets of the Commonwealth.

Local Preservation Laws

Boston Landmarks Commission

Boston is a Certified Local Government (CLG) as defined in Sec 101 (d) (1) of the National Historic
Preservation Act of 1966, as amended. As a CLG, BLC participates as an interested party during
Chap 254 (state) reviews.

The Boston Landmarks Commission also designates historic resources such as, structures, sites, or
objects, man-made or natural, as local landmarks and landmark districts. Design changes to
individual landmarks and to properties within local landmark districts are reviewed and administered
by the BLC staff and Commission and by the local historic district commissions.

The Boston Landmark Commission is responsible for review of proposed demolition of historic
structures over 50 years old in accordance with the City’s demolition delay ordinance. The
demolition of the existing structure will be submitted to BLC.

Coordination with Historical Agencies

Submittal of a PNF will initiate the State Register review process. Both the Massachusetts Historical
Commission and the Boston Landmarks Commission will review the Project, if it is subject to
Chapter 254/9. Submission of an Article 85 Application to the BLC will comply with the
requirement under the City’s Demolition Delay Ordinance. Throughout the advancement of the
Project, the Proponent will coordinate with MHC and BLC to assess potential impacts to historic and
archaeological resources. Mitigation measures will be established if adverse impacts to said
resources are unavoidable.

Conclusion

154- 156 Kneeland Street falls outside of the district’s period of significance. The building is not compatible
in scale, materials or fenestration with other buildings in the district and it has lost its architectural integrity.
Based on these conditions, mainly dating from the 1990 exterior alterations, the building is not considered a
contributing building in the Leather District. In addition, neglect and disrepair have left the existing structures
in a blighted condition which negatively impacts the historic district today, to the detriment of neighboring
properties.
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6.0 INFRASTRUCTURE SYSTEMS COMPONENT

6.1 Introduction

The existing infrastructure surrounding the site of 150 Kneeland Street appears of adequate capacity to
service the needs of the Project. The following sections describe the existing sanitary sewer, water, and
storm drain systems surrounding the site and explain how these systems will service the development.
The analysis also discusses any anticipated Project-related impacts on the utilities and identifies
mitigation measures to address these potential impacts.

The Project is moving into the Design Development phase where a detailed infrastructure analysis will be
performed. The Project’s team will coordinate with the appropriate utilities to address the capacity of the
area utilities to provide services for the new building. A Boston Water and Sewer Commission (BWSC)
Site Plan and General Service Application is required for the proposed new water, sanitary sewer, and
storm drain connections.

A Drainage Discharge Permit Application will be submitted to the BWSC for any required construction
dewatering. The appropriate approvals from the Massachusetts Department of Environmental Protection
(MassDEP) and the U.S. Environmental Protection Agency (EPA) will also be sought.

6.2 Wastewater

6.2.1 Existing Sanitary Sewer System

The sanitary sewer system in the vicinity of the Project site is owned, operated, and maintained
by BWSC (see Figure 6-1). There is an existing 48 x 66-inch and 18-inch combined sewer
located in Kneeland Street to the south of the Project site.

The total sewer flow from the existing building is estimated at 4,000 gallons per day (gpd) based
on the existing building uses and design sewer flows provided in 310 CMR 15.203: System
Sewage Flow Design Criteria, as summarized in Table 6-1.
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Table 6-1. Existing Sanitary Sewer Flows

Estimated Maximum

Use Quantity Unit Flow Rate i
Daily Flow (gpd)
Lounge/Tavern 200 seats 20 gpd/seat 4,000 gpd
Total 4,000 gpd

6.2.2 Project-Generated Sanitary Sewer Flow

The Project will generate an estimated 27,725 gallons per day (gpd) based on design sewer flows
provided in 314 CMR 7.00 - Sewer System Extension and Connection Permit Program as
summarized in Table 6-2. This is a net increase of 23,650 gpd over the estimated flows from the

existing buildings.

Table 6-2. Projected Sanitary Sewer Flows

. ) Estimated Maximum Daily
Use Quantity Unit Flow Rate
Flow (gpd)

Hotel 230 bedrooms 110 gpd/bedroom 27,500 gpd

Retail/
Hospitality 3,000 sf 50 gpd/1,000 sf 150 gpd
Amenities

Total 27,650 gpd

6.2.3 Sanitary Sewer Connection

It is anticipated that the sanitary services for the Project will tie into the 48 x 66-inch sewer in
Kneeland Street. It is expected that the building will have one 10-inch sanitary service. The
proponent will submit a Site Plan to BWSC for review and approval. All existing building
services will be cut and capped at the main if the wyes are not reused.

6.2.4 Effluent Quality

The Project is not expected to generate industrial wastes.
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6.2.5

6.3

6.3.1

6.3.2

Sewer System Mitigation

The environmental design goals for the Proposed Project include reducing wastewater volumes
by incorporating efficient fixtures into the design. Low-flow faucets, aerated shower-heads, and
dual-flush toilets are being considered to reduce water usage and sewer generation.

The Project shall be designed, constructed and maintained so as to minimize all inflow and
infiltration into the BWSC’s sanitary sewer system and to meet the needs of the Commission’s
ongoing Infiltration and Inflow reduction program.

Water System

Existing Water Service

The water distribution system in the vicinity of the Project site is owned and maintained by
BWSC (see Figure 6-2). There is a 16-inch DICL (2015) and a 12-inch DICL (2015) distribution
lines located in Kneeland Street to the south of the Project site. There is also a 16-inch PCI HPFS
and a 30-inch PCI The 10-inch pit cast iron line was originally installed in 1918 and cleaned and
cement-lined in 1999. There is also an 8-inch ductile iron line in Silver Street to the south of the
Project site. The 8-inch ductile iron line was installed in 2000.

The locations of the existing water services will be confirmed as the Project moves to the Design
Development phase. The services are not expected to be reused and will be cut and capped at the
main.

There are three fire hydrants located in the vicinity of the Project site. There is one hydrant
located to the east of the property on the north side of Kneeland Street (H194). Hydrant (H182) is
located to the south of the project site on Utica Street. Another hydrant is located to the west of
the project site on the north side of Kneeland Street (H1004). The Proponent will confirm this
with BWSC and the Boston Fire Department (BDF) during the detailed design phase.

Anticipated Water Consumption

The maximum daily water demand is estimated to be approximately 30,420 gpd based on the
sewage flow estimate and an added factor for system losses including the average requirements
for the Project’s cooling system. More detailed water use and meter sizing calculations will be
submitted to BWSC as part of the Site Plan approval process.

150 Kneeland Street PNF Page 6-4 Infrastructure Systems Component






150 KNEELAND STREET

6.3.3

6.3.4

6.4

6.4.1

6.4.2

Proposed Water Service

It is anticipated that separate domestic water and fire protection services for the Project will be
directly tapped from the 16-inch service main in Kneeland Street. The water supply systems
servicing the building will be gated so as to minimize public hazard or inconvenience in the event
of a water main break. Final locations and sizes of the services will be provided on a Site Plan
during the detailed design phase and submitted to BWSC for review and approval.

Water service to the building will be metered in accordance with BWSC’s requirements. The
property owner will provide a suitable location for a Meter Transmission Unit (MTU) as part of
BWSC’s Automatic Meter Reading System. Water meters over 3-inches will be provided with a
bypass to allow BWSC testing without service interruption. A backflow preventer will be
installed on the fire protection service and will be coordinated with BWSC’s Cross Connection
Control Department. Separate services will be provided for domestic use and fire protection.

Water Supply Conservation and Mitigation Measures

As discussed in the Sewer System Mitigation section, water conservation measures such as low-
flow fixtures, aerated shower heads, and dual-flush toilets are being considered to reduce potable
water usage.

Storm Drainage System

Existing Storm Drainage System

The storm drain system in the vicinity of the Project site is owned and maintained by BWSC (see
Figure 6-1). There is an existing 48 x 66-inch and 18-inch combined sewer line Kneeland Street
to the south of the Project site.

The existing building occupies a large portion of the site. Rooftop runoff from the existing
building is conveyed by building service pipes to the municipal storm drain system. Runoff from
paved surfaces around the property is generally captured in off-site catch basins. There are no
existing stormwater management systems that would attenuate peak flows and the Project site
provides little opportunity for recharge. Very little water quality treatment is realized before these
areas are drained to the municipal storm drain system.

Proposed Storm Water System

The proposed building will occupy almost the entire Project site. All roof runoff will discharge to
the 18-inch combined sewer in Kneeland Street.

After construction, the Project site will continue to consist primarily of impervious surfaces,
associated with building roofs and the paved sidewalks surrounding the Project site. The existing
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drainage patterns will not change significantly as the runoff will continue to drain to surrounding
municipal storm drain systems.

All storm drain system improvements will be designed in accordance with BWSC’s design
standards and the BWSC “Requirements for Site Plans.” A Site Plan will be submitted for BWSC
approval and a General Service Application will be completed prior to any off-site storm drain
work. Any storm drain connections terminated as a result of construction will be cut and capped
at the storm drain in the street in accordance with BWSC standards.

Erosion and sediment controls will be used during construction to protect adjacent properties and
the municipal storm drain system. An operation and maintenance plan will be developed to
support the long-term functionality of the proposed stormwater management system.

6.5 Electrical Service

Eversource owns and maintains the electrical transmission system located in Boston’s Leather
District. The actual size and location of the proposed building services will be coordinated with
Eversource during the detailed design phase. It is anticipated that a transformer room will be
provided on the third floor of the proposed building.

The Proponent is investigating energy conservation measures, including high efficiency lighting.

6.6 Telecommunications Systems

Verizon owns and maintains infrastructure in the vicinity of the Project site. It is anticipated
Verizon will supply telephone and high-speed internet service to the proposed building. The
actual size and location of the proposed building services will be coordinated with Verizon during
the detailed design phase.

6.7 Gas Systems

National Grid owns and maintains two 12-inch gas mains and one 20-inch gas main in Kneeland
Street as well as a 6-inch gas main and 30-inch gas main in South Street. The Project is expected
to use natural gas for heating and domestic hot water. The actual size and location of the building
services will be coordinated with National Grid during the detailed design phase.

6.8 Steam Systems

Veolia Energy owns and maintains a 16-inch steam pipe in Kneeland Street. It is anticipated the
Project will not use natural gas for heating and domestic hot water.
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6.9 Utility Protection During Construction

The Project’s Contractor will notify utility companies and call “Dig Safe” prior to excavation.
During construction, infrastructure will be protected using sheeting and shoring, temporary
relocations, and construction staging as required. The Construction Contractor will be required to
coordinate all protection measures, temporary supports, and temporary shutdowns of all utilities
with the appropriate utility owners and/or agencies. The Construction Contractor will also be
required to provide adequate notification to the utility owner prior to any work commencing on
their utility. Also, in the event a utility cannot be maintained in service during switch over to a
temporary or permanent system, the Construction Contractor will be required to coordinate the
shutdown with the utility owners and Project abutters to minimize impacts and inconveniences.
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7.0 TRANSPORTATION COMPONENT

7.1 Project Description

The Project site is located at 150 Kneeland Street along the north side of Kneeland Street bounded by
Utica Street to the west and adjacent to office buildings to the east and north. South Station of the MBTA
Red Line is located approximately one-third of a mile to the northeast of the Project site. The Project site
currently consists of a vacant structure, formerly used a restaurant and night club.

The Project will include the demolition of the existing structure and the construction of a new hotel with
approximately 230 rooms and ground floor retail. Demand for this limited service, upscale hotel, with an
average stay of 1.5 nights, is expected to come from short-stay midweek business travel and weekend
tourists. Vehicle traffic will be minimal and reliance on public transit will be significant.

The Project will take full advantage of its proximity to public transit and is within one block of South
Station and a host of rideshare and Blue Bike locations. South Station itself is a major transit hub offering
local and regional bus and rail service.

The approach to transportation will begin with direct guest communication during reservation. Guests will
be directed to South Station for rail and MBTA service and the Silver Line and HOV lane to and from
Logan Airport. Guests with vehicles will be directed to park at nearby garages and arrive on foot. On site
staff will direct guests to public transit and pickup areas.

The Proponent will work with Taxis and TNC’s (Transportation Network Companies) on establishing a
specific Pick Up / Drop Off zone on Utica Street and is in the process of assessing possible relationships
with nearby garages and lots. Guests arriving by vehicle will be encouraged to park nearby and arrive to
the hotel on foot.

7.1.1 Study Area

The transportation study area is generally bounded by Utica Street to the west, Beach Street to the
north, Kneeland Street to the south, and South Street to the east. The study area includes the
following five intersections, shown in Figure 7-1:

= Kneeland Street/Albany Street/Surface Road (signalized);
= Kneeland Street/Lincoln Street (signalized);

= Kneeland Street/Utica Street (unsignalized);

= Kneeland Street/South Street (unsignalized); and

= Kneeland Street/Atlantic Avenue (signalized).

150 Kneeland Street PNF Page 7-1 Transportation Component



150 KNEELAND STREET

7.1.2 Study Methodology

The Existing (2018) Condition analysis includes an inventory of the existing transportation
condition such as traffic characteristics, parking, curb usage, transit, pedestrian circulation,
bicycle facilities, loading, and site condition. Existing counts for vehicles, bicycles, and
pedestrians were collected at the study area intersections. The traffic data collection effort forms
the basis for the transportation analysis conducted as part of this evaluation.

The future transportation condition analysis evaluates potential transportation impacts associated
with the Project. Long-term impacts are evaluated for the year 2025, based on a seven-year
horizon from the year of the filing of this traffic study.

The No-Build (2025) Condition includes general background traffic growth, traffic growth
associated with specific developments (not including this Project), and transportation
improvements that are planned in the vicinity of the Project site.

The Build (2025) Condition includes a modest net increase in traffic volume due to the addition
of Project-generated trip estimates to the traffic volumes developed as part of the No-Build
(2025) Condition. Expected roadway, parking, transit, pedestrian, and bicycle accommodations,
as well as loading capabilities and deficiencies are identified.

The final part of the transportation study identifies measures to mitigate Project-related impacts
and to address any traffic, pedestrian, bicycle, transit, safety, or construction related issues that
are necessary to accommodate the Project.

An evaluation of short-term traffic impacts associated with construction activities is also
provided.

150 Kneeland Street PNF Page 7-2 Transportation Component






150 KNEELAND STREET

7.2 Existing (2018) Condition

This section includes descriptions of existing study area roadway geometries, intersection traffic control,
peak-hour vehicular and pedestrian volumes, average daily traffic volumes, transit availability, parking,
curb usage, and loading condition.

7.2.1 Existing Roadway Condition

The study area includes the following roadways, which are categorized according to the
Massachusetts Department of Transportation (MassDOT) Office of Transportation Planning
functional classifications:

Kneeland Street is a two-way, four-lane roadway located to the south of the Project site.
Kneeland Street is classified as an urban minor arterial roadway under BTD jurisdiction and runs
between Washington Street to the west and Atlantic Avenue to the east. In the vicinity of the site,
limited on-street parking is available along the south side of Kneeland Street. Sidewalks are
provided on both sides of the roadway.

Albany Street is a one-way southbound, two to three lane roadway located to the southwest of
the Project site. Albany Street is classified as an urban principal arterial roadway under
MassDOT jurisdiction and runs between Kneeland Street to the north and Eustis Street to the
south. In the vicinity of the site, on-street parking is prohibited along both sides of the roadway.
Sidewalks are provided on both sides of the road.

Surface Road is a one-way southbound, three lane roadway located to the west of the Project
site. Surface Road is classified as an urban principal arterial roadway under BTD jurisdiction and
runs between Summer Street to the north and Kneeland Street to the south. In the vicinity of the
site, on-street parking is provided along the west side of the roadway. Sidewalks are provided on
both sides of Surface Road.

Lincoln Street is a one-way northbound, two-lane roadway located to the west of the Project site.
However, between Kneeland Street and South Station Connector, Lincoln Street is a two-way
roadway. Lincoln Street is classified as an urban minor arterial under BTD jurisdiction and runs
between Summer Street to the north and South Station Connector to the south. In the vicinity of
the site, on-street parking and sidewalks are provided along both sides of the roadway.

Utica Street is a two-way, one-lane roadway between Tufts Street to the north and Kneeland
Street to the south, located adjacent to the Project site. Between Kneeland Street and MassDOT
District 6 parking lot, Utica Street provides one travel lane in each direction. Utica Street is
classified as local roadway under BTD jurisdiction. In the vicinity of the site, on-street parking is
prohibited along both sides of the roadway. Sidewalks are only provided along both sides of the
road on the segment between Kneeland Street and MassDOT District 6 parking lot.
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South Street is a one-way southbound, unmarked two-lane roadway located to the east of the
Project site. South Street is classified as an urban minor arterial roadway under BTD jurisdiction
and runs between Essex Street to the north and Kneeland Street to the south. In the vicinity of the
site, on-street parking and sidewalks are provided along both sides of the roadway.

Atlantic Avenue is a one-way northbound, three-lane roadway located to the east of the Project
site. Atlantic Avenue is classified as an urban principal arterial roadway under BTD jurisdiction
and runs between Battery Street to the northeast, where it turns into Commercial Street, and
Kneeland Street to the south. In the vicinity of the site, on-street parking and sidewalks are
provided along both sides of the roadway.

7.2.2 Existing Intersection Condition

The existing study area intersections are described below. Intersection characteristics such as
traffic control, lane usage, pedestrian facilities, pavement markings, and adjacent land use are
described.

Kneeland Street/Surface Road/Albany Street is a four-legged, signalized intersection located
to the west of the Project site. The Kneeland Street eastbound approach consists of two through
lanes and an exclusive right-turn lane with approximately 70-feet storage. The Kneeland Street
westbound approach consists of a shared left-turn/through lane and through lane. The Surface
Road southbound approach consists of shared left-turn/through lane, a through lane, an exclusive
right-turn lane, and a designated bike lane. On-street parking is not provided in the immediate
area of the intersection. Crosswalks and wheelchair ramps are provided across all approaches and
a bike box is provided on the Surface Road southbound approach.

Kneeland Street/Lincoln Street is a four-legged, signalized intersection located to the west of
the Project site. The Kneeland Street eastbound consists of a shared left-turn/through lane and a
shared through/right-turn lane. The Kneeland Street westbound consists of a shared left-
turn/through lane, one through lane, and a shared through/right-turn lane. The Lincoln Street
northbound approach consists of an exclusive left-turn lane with approximately 160-feet of
storage, one through lane, and a shared through/right-turn lane. On-street parking is provided on
the north side of the intersection, along Lincoln Street. Crosswalks and wheelchair ramps are
provided at all approaches.

Kneeland Street/Atlantic Avenue/Frontage Road/lI-90 EB Off-Ramp is a five-legged,
signalized intersection located to the east of the Project site. The Kneeland Street eastbound
consists of an exclusive left-turn lane and a shared left-turn/through lane. The MBTA Driveway
westbound consists of a shared through/right-turn lane. The Frontage Road northbound approach
consists of an exclusive left-turn lane and a shared left-turn/through lane. The 1-90 EB Off-Ramp
northbound approach consists of an exclusive left-turn lane and an exclusive through lane. On-
street parking is provided along both sides of Atlantic Avenue. Crosswalks and wheelchair ramps
are provided at all approaches.
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Kneeland Street/Utica Street is a four-legged, unsignalized intersection located adjacent to the
Project site. The Kneeland Street eastbound approach consists of a shared left-turn/through lane
and a shared through/right-turn lane. The Kneeland Street westbound approach consists of a
shared left-turn/through lane and a shared through/right-turn lane. Both Kneeland Street
approaches are free-movements. The Utica Street northbound approach is stop-controlled and
consists of a shared left-turn/through/right-turn lane. The Utica Street southbound approach
consists of a shared left-turn/through/right-turn lane and operates as a stop-controlled approach.
On-street parking is provided on the east side of the intersection, along Kneeland Street
eastbound approach. A crosswalk is provided across the Utica Street northbound approach and
wheelchair ramps are provided across both Utica Street approaches.

Kneeland Street/South Street is a three-legged, unsignalized intersection located to the east of
the Project site. The Kneeland Street eastbound and westbound approaches consist of two
through lanes. There is a concrete median separating traffic along Kneeland Street. The South
Street southbound approach is stop-controlled and consists of a right-turn only lane. Crosswalks
and wheelchair ramps are provided across all approaches.

7.2.3 Existing Parking and Curb Use
An inventory of the on-street and off-street parking was conducted in the vicinity of the Project.

On-street parking surrounding the site consists of predominately commercial parking, no-parking,
metered parking, and resident permit parking. The existing on-street parking regulations within
the study area are shown in Figure 7-2.

More than 3,700 off-street public parking spaces are available within a five-minute walk from the
Project site. Of these, approximately 186 are found in parking lots and 3,516 are in parking
garages. A detailed summary of all parking lots and garages are shown in Table 7-1. Public
surface lots and garages within a quarter-mile of the Project site are shown in Figure 7-3.
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Table 7-1. Existing Off-Street Parking Lots and Garages

A EE Facility iiii?ity = Facility C(IaSFl)J?)?iI::y
Spaces) Space)
Parking Garages Parking Lots

A Lafayette Garage 1,276 1 23 Kingston Street 9

B 101 Arch Street 80 2 5 Harrison Street 53

C 99 Summer Street 130 3 Chau Chow City Parking 50

D Archstone 177 4 Bradford Auto Parks 11

E 75/101 Federal Street 150 5 78 Harrison Avenue 63

F 125 Summer Street 250

G 40 Beach Street 500

H Two Financial Center 200

I 745 Atlantic Avenue 137

J 125 Lincoln Street 120

K State Street Financial 400

L One Greenway Garage 96
Parking Garage Spaces Subtotal 3,516 Parking Lot Spaces Subtotal 186
Total Public Parking Spaces 3,702

7.2.4 Car Sharing Services

Car sharing enables easy access to short-term vehicular transportation. Vehicles are rented on an
hourly or daily basis, and all vehicle costs (gas, maintenance, insurance, and parking) are
included in the rental fee. Vehicles are checked out for a specific time period and returned to
their designated location.

Car sharing, predominantly served by Zipcar in the Boston area, provides easy access to vehicular
transportation for those who do not own cars. There are four nearby car sharing locations within
a five-minute walk from the Project site and two just outside the quarter-mile radius, as mapped
in Figure 7-4.
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7.2.5 Existing Traffic Data

Traffic volume data was collected in the study area intersections on April 10, 2018. Turning
Movement Counts (TMCs) were conducted during the weekday a.m. and p.m. peak periods (7:00
— 9:00 am. and 4:00 — 6:00 p.m., respectively) at the study area intersections. The TMCs
collected vehicle classification including car, heavy vehicle, pedestrian, and bicycle movements.
Based on the TMC data, the vehicular traffic peak hours for the study area intersection are
generally 7:30 a.m. — 8:30 a.m. and 4:45 p.m. — 5:45 p.m. The detailed traffic counts are provided
in Appendix D.

In order to account for seasonal variation in traffic volumes throughout the year, data provided by
MassDOT were reviewed. The most recent (2011) MassDOT Weekday Seasonal Factors were
used to determine the need for seasonal adjustments to the April 2018 TMCs. The seasonal
adjustment factor for roadways similar to the study area (Group 6 — Urban Arterials) during the
month of April is 0.92. This indicates that average month traffic volumes are approximately eight
percent lower than the traffic volumes that were collected. The traffic counts were not adjusted to
reflect average month condition in order to provide a conservatively high analysis consistent with
the peak season traffic volumes. The MassDOT 2011 Weekday Seasonal Factors table is
provided in Appendix D.

7.2.6 Existing (2018) Traffic Volumes

Existing traffic volumes were balanced, where necessary, to develop the Existing (2018)
Condition vehicular traffic volumes. The Existing (2018) Condition weekday a.m. and p.m. peak
hour traffic volumes are shown in Figure 7-5 and Figure 7-6, respectively.

7.2.7 Existing Pedestrian Condition

Sidewalks are provided along both sides of all the roadways in the study area, with the exception
of Utica Street. In general, the sidewalks provided along nearby roadways are in good condition
with few cracks and level grades. The closest crosswalks across Kneeland Street are located at
the signalized intersection with Lincoln Street (approximately 130 ft to the west) or at the
unsignalized intersection with South Street (approximately 150 ft to the east). Wheelchair ramps
are typically provided along Kneeland Street to cross the minor streets.

To determine the amount of pedestrian activity within the study area, pedestrian counts were
conducted concurrent with the TMCs on April 10, 2018 at the study area intersection. The
weekday a.m. and p.m. peak hours pedestrian volumes are presented in Figure 7-7.
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7.2.8 Existing Bicycle Condition

In recent years, bicycle use has increased dramatically throughout the City of Boston. The
following roadways within the study area are designated bicycle routes on the City of Boston’s
“Bike Routes of Boston” map. Surface Road and Atlantic Avenue are designated as intermediate
routes. Intermediate routes are suitable for riders with some road-experience. Kneeland Street is
designated as an advanced route. Advanced routes are suitable for more traffic-confident cyclists.

Bicycle counts, presented in Figure 7-8, were conducted concurrent with the vehicular TMCs. As
shown, bicycle volumes are low along all the study area intersections during both the peak hours.

The Project site is also located in proximity to three bicycle sharing stations provided by Hubway.
Hubway is the Boston area’s largest bicycle sharing service, which was launched in 2011 and
currently consists of more than 3,400 shared bicycles at more than 190 stations throughout
Boston, Brookline, Cambridge, and Somerville. The nearest Hubway stations to the Project site
are located at Chinatown Gate Plaza and 700 Atlantic Avenue — South Station, which are both
located approximately less than one-third of mile way from the Project site. The Hubway stations
located in proximity to the Project site are shown in Figure 7-9.

7.2.9 Existing Public Transportation

The Project site is located in Boston’s Leather District neighborhood with robust transit options
including several public transportation opportunities provided by the Massachusetts Bay
Transportation Authority (MBTA), regional bus at train service nearby at South Station, and
efficient connections to Logan Airport via the Silver Line and a dedicated HOV lane on Lincoln
Street. The Project site is located in walking distance to South Station with access to the Red
Line, Silver Line, and Commuter Rail (approximately 0.3 miles away), the Chinatown Station
and Tufts Medical Center on the Orange Line (both approximately 0.4 miles away), and Boylston
Street on the Green Line (approximately 0.4 miles away).

Additionally, the MBTA operates seven bus routes, including two of the rapid transit Silver Line
route, in close proximity to the Project. Figure 7-10 maps all of the public transportation services
located in the vicinity of the site, and Table 7-2 provides a summary of those routes.
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Table 7-2. Existing Public Transportation

Peak-
Transit oL Weekday Service Hour
Service DSl Duration Headway
(minutes)
Subway
Red Alewife — Ashmont 5:16 a.m.-12:30 a.m. 9
Line Alewife — Braintree 5:15 a.m.-12:17 a.m. 9
(L)igznge Oak Grove Station 5:16 a.m.-12:30 a.m. 6
“B” Boston College — Park Street 5:01 a.m.-12:52 a.m. 6
Green “C” Cleveland Circle — North Station 5:01 a.m.-12:46 a.m. 6
Line “D” Riverside — Government Center 4:56 a.m.-12:49 a.m. 6
“E” Heath Street - Lechmere 5:01 a.m.-12:47 a.m. 6
Bus Routes
SL4 Dudley Station — South Station 5:20 a.m.-12:39 a.m. 12-14
SL5 Dudley Station — Downtown Crossing 5:15 a.m.-1:07 a.m. 8
4 North Station — Tide Street 6:25 a.m.- 6:52 p.m. 10-20
7 City Point — Otis & Summer Streets 5:15 a.m.-10:33 p.m. 8
11 City Point — Downtown Bay View Route 5:11 a.m.-1:24 a.m. 10
43 Ruggles Station — Park & Tremont Streets 5:00 a.m.-12:52 a.m. 15-20
55 Jersey St. & Queensberry St. — Copley Sq. or Park St. | 5:48 a.m.-11:11 p.m. 15-30

Headway is the time between service, Headways vary. Source: MBTA April 2018.
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7.3 No-Build (2025) Condition

The No-Build (2025) Condition reflects a future scenario that incorporates anticipated traffic volume
changes associated with background traffic growth independent of any specific project, traffic associated
with other planned specific developments, and planned infrastructure improvements that will affect travel
patterns throughout the study area. Infrastructure improvements include roadway, public transportation,
pedestrian, and bicycle improvements. The No-Build (2025) Condition does not include the impact of the
Project.

7.3.1 Background Traffic Growth

The methodology to account for generic future background traffic growth, independent of large
development projects, may be affected by changes in demographics, smaller scale development
projects, or projects unforeseen at this time. Based on a review of recent and historic traffic data
collected recently and to account for any additional unforeseen traffic growth, a one-half percent
per year annual traffic growth rate was used.

7.3.2 Specific Development Traffic Growth

Traffic volumes associated with the larger or closer known development projects can affect traffic
patterns throughout the study area within the future analysis time horizon. Two projects have
been identified and were specifically accounted for in the future traffic. Figure 7-11 show the
specific development programs accounted for, which are summarized as follows:

2 Oxford Street — The proposed project consists of the demolition of the existing structure at 73-
79 Essex Street and the construction of a 17-story hotel with approximately 250 keys and amenity
spaces. This project is currently under BPDA review.

47-55 Lagrange Street — The proposed project consists of a multifamily residential building with
up to 21 residential stories, including approximately 176 dwelling units and 20 accessory parking
spaces. This project has been approved by the BPDA.

South Station Air Rights — This project is located to the east of the Project site and includes the
construction of three buildings containing approximately 435-550 residential units, 1.2 million sf
of office space, up to 780,000 sf of retail space, and a 360-room hotel. A five-story parking
garage containing 895 parking spaces will be built to accommodate parking demands. The
construction will be completed in three phases. The project has been approved by the BPDA.
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7.3.3 Proposed Infrastructure Improvements

A review of planned improvements to roadway, transit, bicycle, and pedestrian facilities was
conducted to determine if there are any nearby improvement projects in the vicinity of the study
area. The following improvement projects have been identified that could affect future travel
patterns in the area:

= Improve Bicycle Conditions:

e Adding a bicycle lane along the west side of Atlantic Avenue from Kneeland Street to
Essex Street for better connectivity to Dewey Square.

* Providing a bicycle lane along the north side of Kneeland Street westbound.
7.3.4 No-Build (2025) Condition Traffic Volumes

The one-half percent per year annual growth rate was applied to the Existing (2018) Condition
traffic volumes, then the traffic volumes associated with the background development project
listed above was added to develop the No-Build (2025) Condition traffic volumes. The No-Build
(2025) weekday a.m. and p.m. peak hour traffic volumes are shown on Figure 7-12 and Figure
7-13, respectively.
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7.4 Build (2025) Condition

As previously summarized, the Project will include the demolition of the existing building and the
construction of a new 21-story hotel with ground floor retail. Parking will not be provided at the Project
site.

7.4.1 Site Access and Circulation

Vehicular access will be provided along Utica Street, adjacent to the site, where a pick-up and
drop-off zone will be designated. Pedestrian access to the main lobby will be located along
Kneeland Street. The site plan is shown in Figure 7-14.

7.4.2 Parking

The Project will not provide on-site parking. BTD has set parking space goals and guidelines
throughout the City to establish the parking supply to be provided with new developments. The
BTD maximum guideline ratios for hotels in the Leather District is 0.40 spaces per room (or key).
However, due to the Project’s small scale and proximity to the major transportation hub of South
Station, hotel guests will have the option to self-park at any nearby parking facility, as presented
in Table 7-1 or arrive by public transit. With approximately 3,500 garage parking spaces within
a quarter-mile of the Project site, sufficient parking capacity will be available to meet the parking
demand of this Project.

7.4.3 Loading and Service Accommodations

The urban, minimal service hotel primarily generates delivery trips related to small packages and
prepared food. Deliveries to the Project site will be limited to SU-36 (36 foot box truck) trucks
and smaller delivery vehicles. Loading and service operations will occur on the shared street
portion of Utica Street. Through the redesign of this section of Utica Street, delivery vehicles will
be able access the site while still maintaining approximately 18 feet for vehicles traveling along
Utica Street.

7.4.4 Bicycle Accommodations

BTD has established guidelines requiring projects subject to Transportation Access Plan
Agreements to provide secure bicycle parking employees, as well as short-term bicycle racks for
hotel guests and visitors. Based on BTD guidelines, the Project will supply a minimum of 28
secure bicycle parking/storage spaces within the building at a rate of 0.3 secure indoor bicycle
parking spaces per 1,000 sf of development. Additional storage will be provided by outdoor
bicycle racks accessible to visitors to the site in accordance with BTD guidelines.
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7.4.5 Trip Generation Methodology

Determining the future trip generation of the Project is a complex, multi-step process that
produces an estimate of vehicle trips, transit trips, walk trips, and bicycle trips associated with a
proposed development and a specific land use program. A project’s location and proximity to
different travel modes determines how people will travel to and from a project site.

After reviewing the rates provided in the Institute of Transportation Engineers’ (ITE) manual,
Trip Generation, the HSH determined the rates were not applicable to the proposed hotel due to
its location and the nature of the hotel. Therefore, the study team used local hotel data to estimate
the number of trips expected to be generated by the Project during the morning and afternoon
peak hour.

7.4.6 Mode Shares

BTD provides vehicle, transit, and walking mode share rates for different areas of Boston.
However, since the Project team used local hotel data to estimate the number of trips generated
by the proposed Project, BTD more shares were not used. Based on data collected at local hotels,
the vehicle mode share in the Boston area is 24% and the pedestrian mode share is 76% during
the a.m. peak hour. During the p.m. peak hour, the vehicle mode share is 39% and pedestrian
mode share is 61%. It should be noted, the pedestrian mode share percentage include guests that
utilize public transportation to get the immediate area, but ultimately arrive to the hotel as a
pedestrian from the nearest T station.

7.4.7 Project Trip Generation

The mode share percentages described were applied to the number of person trips to develop
pedestrian and vehicle trip generation estimates as shown in Table 7-3.

Table 7-3. Trip Generation Summary

Land Uset Pedestrian Trips? Vehicle Trips?
a.m. Peak Hour
In 22 10
Hotel Out 42 10
Total 64 20
p.m. Peak Hour
In 26 17
Hotel Out 26 17
Total 53 34

1. Based on 230 Hotel rooms.
2. Includes walk, bicycle, and transit trips.
3. Includes private auto and taxi/uber/lyft trips.
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As indicated in Table 7-3, the peak hour of the hotel vehicular activity is expected to be the
weekday p.m. peak hour, with approximately 17 vehicles entering and exiting the Project site.
The Project is expected to generate approximately 20 new vehicle trips (10 entering and 10
exiting) during the weekday a.m. peak hour. The detailed trip generation information is provided
in Appendix D.

7.4.8 Trip Distribution

The trip distribution identifies the various travel paths for vehicles arriving and leaving the
Project site. Trip distribution patterns for the Project were based on BTD’s origin-destination data
for Area 2 — Central Core and trip distribution patterns presented in traffic studies for nearby
projects. The trip distribution patterns for the Project are illustrated in Figure 7-15 and Figure 7-
16.

7.4.9 Build (2025) Traffic Volumes

The vehicle trips were distributed through the study area. The project-generated trips for the
weekday a.m. and p.m. peak hours are shown in Figure 7-17 and Figure 7-18, respectively. The
trip assignments were added to the No-Build (2025) Condition vehicular traffic volumes to
develop the Build (2025) Condition vehicular traffic volumes. The Build (2025) weekday a.m.
and p.m. peak hour traffic volumes are shown on Figure 7-19 and Figure 7-20, respectively.

7.5  Traffic Operation Analysis

Trafficware’s Synchro (version 9) software package was used to calculate average delay and
associated LOS at the study area intersections. This software is based on the traffic operational
analysis methodology of the Transportation Research Board’s 2010 Highway Capacity Manual
(HCM).

LOS designations are based on average delay per vehicle for all vehicles entering an intersection.
Table 7-4 displays the intersection LOS criteria. LOS A indicates the most favorable condition,
with minimum traffic delay, while LOS F represents the worst condition, with significant traffic
delay. LOS D or better is typically considered acceptable in an urban area. However, LOS E or
F is often typical for a stop controlled minor street that intersects a major roadway.
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Table 7-4. Vehicle Level of Service Criteria

Average Stopped Delay (sec/veh)
Level of Service Signalized Intersection Unsignalized Intersection
A <10 <10
B >10 and <20 >10 and <15
C >20 and <35 >15 and <25
D >35 and <55 >25 and <35
E >55 and <80 >35 and <50
F >80 >50

Source: 2010 Highway Capacity Manual, Transportation Research Board.

In addition to delay and LOS, the operational capacity and vehicular queues are calculated and
used to further quantify traffic operations at intersections. The following describes these other
calculated measures.

The volume-to-capacity (v/c) ratio is a measure of congestion at an intersection approach. A v/c
ratio below one indicates that the intersection approach has adequate capacity to process the
arriving traffic volumes over the course of an hour. A v/c ratio of one or greater indicates that the
traffic volume on the intersection approach exceeds capacity.

The 50th percentile queue length, measured in feet, represents the maximum queue length during
a cycle of the traffic signal with typical (or median) entering traffic volumes.

The 95th percentile queue length, measured in feet, represents the farthest extent of the vehicle
gueue (to the last stopped vehicle) upstream from the stop line during five percent of all signal
cycles. The 95th percentile queue will not be seen during each cycle. The queue would be this
long only five percent of the time and would typically not occur during off-peak hours. Since
volumes fluctuate throughout the hour, the 95th percentile queue represents what can be
considered a “worst case” scenario. Queues at the intersection are generally below the 95th
percentile queue throughout the course of the peak hour. It is also unlikely that the 95th
percentile queues for each approach to the intersection will occur simultaneously.

Table 7-5 and Table 7-6 summarize the Existing (2018) Condition, the No-Build (2025)
Condition, and the Build (2025) Condition capacity analysis for the study area intersection during
the weekday a.m. and p.m. peak hours, respectively. The detailed analysis of the Synchro results
is provided in Appendix D.

7.5.1 Existing (2018) Condition Traffic Operation Analysis

Under Existing (2018) Condition, each intersection operates at an acceptable level of service
(LOS) D or better, with the exception of the following movements:
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= The Lincoln Street northbound left-turn lane, at the Kneeland Street/Lincoln Street
intersection, operates at a LOS E during the a.m. peak hour.

= At the Kneeland Street/Atlantic Avenue/Frontage Road/I-90 EB Off-Ramp, the 1-90 EB
Off-Ramp northbound left-turn lane operates at a LOS E during the p.m. peak hour

7.5.2 No-Build (2025) Condition Traffic Operation Analysis

All intersections continue to operate at the same overall LOS under the No-Build (2025)
Condition as the Existing (2018) Condition, except for the following intersections and
movements:

= The signalized intersection of Kneeland Street/Lincoln Street decreases from LOS D to E
during the a.m. peak hour and continues to operate at LOS D during the p.m. peak hour. The
Lincoln Street northbound left-turn lane decrease from LOS E to F during the a.m. peak hour
and from LOS D to E during the p.m. peak hour.

7.5.3 Build (2025) Condition Traffic Operation Analysis

All intersections and movements continue to operate at the same LOS as under the No-Build
(2025) Condition. The Project is expected to generate minimal new trips throughout the study
area when compared to the existing uses and will not have a material impact on traffic operations
at the study area intersection.

7.6 Transportation Demand Management

The Proponent is committed to implementing Transportation Demand Management (TDM) measures to
minimize automobile usage and Project related traffic impacts. TDM will be facilitated by the nature of
the Project (which does not generate significant peak hour trips) and its proximity to numerous public
transit alternatives.

On-site management will keep a supply of transit information (schedules, maps, and fare information) to
be made available to the hotel guests as well as staff. The Proponent will work with the City to develop a
TDM program appropriate to the Project and consistent with its level of impact.

The Proponent is prepared to take advantage of good transit access in marketing the site to future patrons
by working with them to implement the following TDM measures to encourage the use of non-vehicular
modes of travel.

The TDM measures for the Project may include but are not limited to the following:

= Transportation Coordinator: The Proponent will encourage building to designate a full-
time, on-site employee as the transportation coordinator for the site. The transportation
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coordinator will oversee all transportation issues. This includes managing vehicular
operations, service and loading operations, and TDM programs.

*= [Information and Promotion of Travel Alternatives: The Proponent will encourage the
building to provide public transit system maps, schedules, and other information on transit
services in the area;

= Annual Newsletter: The Proponent will encourage the building to provide an annual (or
more frequent) newsletter or bulletin summarizing transit, ridesharing, bicycling, alternative
work schedules, and other travel options;

= Real Time Transit Info: The Proponent will encourage the building to provide real-time
information on travel alternatives via the Internet in the building lobby.

= Transit Pass Programs: The Proponent will encourage the hotel employees to use public
transit or travel alternatives and will offer on-site transit pass sales and MBTA pass subsidies
to full-time employees.

= Bicycle Accommodation: The Proponent will provide bicycle storage in secure, sheltered
areas for hotel guests and employees to encourage bicycling as an alternative mode of
transportation. Subject to necessary approvals, public use bicycle racks for visitors will be
placed near building entrances.

7.7 Transportation Mitigation Measures

While the traffic impacts associated with the new trips are minimal, the Proponent will continue to work
with the City of Boston to create a Project that efficiently serves vehicle trips, improves the pedestrian
environment, and encourages transit and bicycle use. As part of the Project, the Proponent will bring all
abutting sidewalks and pedestrian ramps to the City of Boston standards in accordance with the Boston
Complete Streets design guidelines. This will include the reconstruction and widening of the sidewalks
where possible, the installation of new, accessible ramps, improvements to street lighting where
necessary, planting of street trees, and providing bicycle storage racks surrounding the site, where
appropriate. In addition to the reconstruction of Utica Street along the site frontage, the Project will also
improve the bicycle accommodations in front of the site along Kneeland Street by converting the existing
bicycle lane that is at street grade delineated by pavement markings into a bike lane at sidewalk grade,
known as a cycle track, providing more protection for the bicyclists.

The Proponent is responsible for preparation of the Transportation Access Plan Agreement (TAPA), a
formal legal agreement between the Proponent and the BTD. The TAPA formalizes the findings of the
transportation study, mitigation commitments, elements of access and physical design, travel demand
management measures, and any other responsibilities that are agreed to by both the Proponent and the
BTD. Because the TAPA must incorporate the results of the technical analysis, it must be executed after
these other processes have been completed. The proposed measures listed above and any additional
transportation improvements to be undertaken as part of this Project will be defined and documented in
the TAPA.
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The Proponent will also produce a Construction Management Plan (CMP) for review and approval by
BTD. The CMP will detail the schedule, staging, parking, delivery, and other associated impacts of the
construction of the Project.

7.8 Evaluation of Short-Term Construction Impacts

Most construction activities will be accommodated within the current site boundaries. Details of the
overall construction schedule, working hours, number of construction workers, worker transportation and
parking, number of construction vehicles, and routes will be addressed in detail in a Construction
Management Plan to be filed with BTD in accordance with the City’s transportation maintenance plan
requirements.

To minimize transportation impacts during the construction period, the following measures will be
considered for the Construction Management Plan:

= Limited construction worker parking on-site;

= Encouragement of worker carpooling;

= The avoidance of residential streets for deliveries and construction vehicles where possible;

= Consideration of a subsidy for MBTA passes for full-time employees; and

= Providing secure spaces on-site for workers' supplies and tools so they do not have to be
brought to the site each day.

The Construction Management Plan to be executed with the City prior to commencement of construction
will document all committed measures.
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Table 7-5. Capacity Analysis Summary, Weekday a.m. Peak Hour

Existing (2018) Condition

No-Build (2025) Condition

Build (2025) Condition

. th o,
Intersection/Movement LOS Df’s'?y VIC ratio QL?s:eO/zft) LOs De(":)‘y VIC ratio QL?s:eO/zft) LOS Df’s'?y VIC ratio (%f(uf%u/g
Signalized Intersections
1. Kneeland Street/Surface Road/Albany C 25.4 - - C 29.3 - - C 29.7 - -
EB Kneeland Street thru | thru C 26.4 0.18 73 C 26.7 0.20 82 C 26.7 0.20 82
EB Kneeland Street right A 5.2 0.27 43 A 5.4 0.32 50 A 5.4 0.32 50
WB Kneeland Street left C 20.2 0.27 89 C 20.4 0.29 91 C 20.4 0.29 91
WB Kneeland Street left/thru | thru C 27.9 0.56 217 C 30.0 0.59 231 C 30.0 0.59 231
SB Surface Road left/thru | thru | thru/right C 27.8 0.66 160 D 35.8 0.80 216 D 36.6 0.81 221
2. Kneeland Street/Lincoln Street D 41.1 - - E 55.1 - - E 55.2 - -
EB Kneeland Street left/thru | thru/right D 41.2 0.72 113 D 46.0 0.79 #145 D 46.7 0.81 #151
WB Kneeland Street left/thru | thru | thru/right C 21.3 0.47 122 C 211 0.46 137 C 21.1 0.46 137
NB Lincoln Street left E 74.9 0.95 #516 F 128.3 1.14 #566 F 128.3 1.14 #566
NB Lincoln Street thru | thru/right D 35.7 0.57 205 D 38.8 0.70 228 D 38.7 0.70 228
e e c w7 - - o wmz - - D m3a - -
EB Kneeland Street left D 49.7 0.67 m123 D 51.5 0.73 m145 D 515 0.73 m145
EB Kneeland Street left/thru D 50.2 0.68 m126 D 51.5 0.73 m146 D 51.5 0.73 m145
WB Kneeland Street thru/right A 0.0 0.01 0 A 0.0 0.01 0 A 0.0 0.01 0
NB Frontage Road left C 30.8 0.24 184 D 35.2 0.28 #245 D 35.2 0.28 #246
NB Frontage Road left/thru C 31.4 0.30 #260 D 36.6 0.41 #404 D 36.6 0.41 #404
NB 1-90 EB Off-Ramp left D 50.2 0.72 232 D 47.3 0.69 238 D 47.5 0.70 238
NB 1-90 EB Off-Ramp thru B 131 0.42 284 B 15.3 0.47 332 B 15.3 0.47 332
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Intersection/Movement Existing (2018) Condition No-Build (2025) Condition Build (2025) Condition

Unsignalized Intersections

4. Kneeland Street/Utica Street

EB Kneeland Street left/thru | thru/right A 0.4 0.00 0 A 0.3 0.01 0 A 0.7 0.01 1
WB Kneeland Street left/thru | thru | thru/right A 1.1 0.02 1 A 1.2 0.02 1 A 1.2 0.02 1
NB Utica Street left/thru/right B 10.7 0.07 5 B 11.3 0.07 6 B 11.5 0.08 6
SB Utica Street left/thru/right C 17.3 0.03 2 C 18.9 0.03 2 C 19.4 0.03 2
5. Kneeland Street/South Street - - - - - - - - - - - -
EB Kneeland Street thru | thru A 0.0 0.08 0 A 0.0 0.11 0 A 0.0 0.11 0
WB Kneeland Street thru | thru A 0.0 0.13 A 0.0 0.14 A 0.0 0.14
SB South Street right B 10.7 0.19 18 B 10.9 0.20 19 B 10.9 0.20 19

Gray shading indicates decrease in LOS from Existing Condition below LOS E or LOS F.
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Table 7-6. Capacity Analysis Summary, Weekday p.m. Peak Hour

Existing (2018) Condition

No-Build (2025) Condition

Build (2025) Condition

. th o,
Intersection/Movement LOS Df’s'?y VIC ratio QL?s:eO/zft) LOs De(":)‘y VIC ratio QL?s:eO/zft) LOS Df’s'?y VIC ratio (%f(uf%u/g
Signalized Intersections
1. Kneeland Street/Surface Road/Albany C 27.9 - - C 29.5 - - C 29.8 - -
EB Kneeland Street thru | thru D 37.4 0.44 137 D 37.9 0.47 144 D 37.9 0.47 145
EB Kneeland Street right A 8.0 0.54 71 A 8.1 0.57 74 A 8.1 0.57 74
WB Kneeland Street left C 30.7 0.44 110 C 31.8 0.47 114 C 31.8 0.48 114
WB Kneeland Street left/thru | thru C 325 0.57 187 D 35.2 0.64 213 D 35.2 0.64 213
SB Surface Road left/thru | thru | thru/right C 28.4 0.65 232 C 30.3 0.71 265 C 30.8 0.73 272
2. Kneeland Street/Lincoln Street C 34.9 - - D 40.8 - - D 41.6 - -
EB Kneeland Street left/thru | thru/right D 39.3 0.82 #145 D 50.7 0.89 #186 D 53.9 0.91 #199
WB Kneeland Street left/thru | thru | thru/right C 27.1 0.50 158 C 27.6 0.54 168 C 27.8 0.54 168
NB Lincoln Street left D 53.0 0.73 #292 E 64.3 0.86 #375 E 64.3 0.86 #375
NB Lincoln Street thru | thru/right C 30.0 0.53 150 C 33.1 0.61 180 C 32.8 0.61 178
e e c ws - - o wms - - D m - -
EB Kneeland Street left D 51.6 0.67 mo8 D 50.7 0.69 m107 D 50.5 0.69 m107
EB Kneeland Street left/thru D 51.6 0.67 m100 D 51.1 0.70 m108 D 50.8 0.70 m109
WB Kneeland Street thru/right C 34.0 0.02 6 C 34.0 0.02 6 C 34.0 0.02 6
NB Frontage Road left C 22.9 0.22 157 C 24.6 0.25 174 C 24.7 0.25 175
NB Frontage Road left/thru C 23.5 0.28 206 C 25.6 0.33 241 C 25.7 0.33 242
NB 1-90 EB Off-Ramp left E 58.8 0.28 144 E 59.7 0.65 153 E 60.1 0.66 156
NB 1-90 EB Off-Ramp thru B 10.8 0.13 74 B 11.6 0.14 83 B 11.6 0.14 83
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Intersection/Movement Existing (2018) Condition No-Build (2025) Condition Build (2025) Condition

Unsignalized Intersections

4. Kneeland Street/Utica Street

EB Kneeland Street left/thru | thru/right A 0.6 0.01 1 A 0.5 0.01 1 A 1.3 0.02 2
WB Kneeland Street left/thru | thru | thru/right A 0.4 0.01 0 A 0.4 0.01 0 A 0.4 0.01 0
NB Utica Street left/thru/right B 12.9 0.07 6 B 13.8 0.08 7 B 14.3 0.09 7
SB Utica Street left/thru/right B 12.2 0.03 2 B 12.6 0.03 3 B 12.9 0.03 3
5. Kneeland Street/South Street - - - - - - - - - - - -
EB Kneeland Street thru | thru A 0.0 0.08 0 A 0.0 0.09 0 A 0.0 0.09 0
WB Kneeland Street thru | thru A 0.0 0.10 A 0.0 0.11 A 0.0 0.11
SB South Street right B 11.6 0.36 41 B 11.9 0.38 44 B 11.9 0.38 44

Gray shading indicates decrease in LOS from Existing Condition below LOS E or LOS F.
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8.0 COORDINATION WITH GOVERNMENTAL AGENCIES

8.1 Architectural Access Board Requirements

This Project will comply with the requirements of the Architectural Access Board. The Project will also
be designed to comply with the Standards of the Americans with Disabilities Act.

8.2 Massachusetts Environmental Policy Act (MEPA)

Based on information currently available, development of the Proposed Project is not expected to result in
a state permit/state agency action or meet a review threshold that would require MEPA review by the
MEPA Office of the Executive Office of Energy and Environmental Affairs.

8.3 Boston Civic Design Commission

While the Project is not expected to exceed the 100,000 gross square feet size threshold requirement for
review by the Boston Civic Design Commission (BCDC), further dialogue with the BCDC is expected to
determine if there will be review.
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APPENDIX A — LETTER OF INTENT TO FILE PNF, MARCH 20, 2018
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APPENDIX B — AIR QUALITY APPENDIX
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APPENDIX C — NOISE APPENDIX
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APPENDIX D — TRANSPORTATION APPENDIX
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APPENDIX E — RESPONSE TO CLIMATE CHANGE QUESTIONNAIRE
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APPENDIX F — RESPONSE TO COB AcCCESS GUIDELINES
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APPENDIX G — RWDI PEDESTRIAN WIND ASSESSMENT
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APPENDIX H— RESPONSE TO BPDA BROADBAND
QUESTIONNAIRE
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APPENDIX | — PROJECT SUPPORT LETTER

The Project received approximately 30 support letters as part of a robust pre-filing community outreach
effort in the Leather District and Chinatown neighborhoods. The following is a June 20, 2018 letter from
the Leather District Neighborhood Association (“LDNA”).
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