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1.  Partial List of Meetings to Date with Project Stakeholders 

January 2011 
- Meeting with Temple Israel 
- Meeting with MASCO 
- Meeting with BIDMC 
- Meeting with Emmanuel College 
- Meeting with Simmons College 
- Meeting with Wheelock College 

 
February 2011 

- Boston Groundwater Trust Briefing 
- Meeting with the Druker Company 

 
March 2011 

- Follow-up meeting with MASCO and Temple Israel 
- Second follow-up meeting with MASCO and Temple Israel 
- Meeting with the LMA institutional community convened by MASCO 
- Meeting with National Development 
- Meeting with the Fenway CDC 
- Meeting with the Fenway Civic Association 
- Meeting with the project IAG 
- Meeting with Children’s Hospital 
- BRA Community Meeting 
- BRA Scoping Session 

 
April 2011 

- Meeting with Dana-Farber Cancer Institute 
- Follow-up meeting with BIDMC 
- Third follow-up meeting with MASCO and Temple Israel 
- Second meeting with the project IAG 
- MEPA public meeting 
- Presentation to the Boston Civic Design Commission 
- Meeting with the BCDC Design Sub-Committee 
- Hearing before the Boston Landmarks Commission 
- BTD Scoping Session 

 
May 2011 

- Second meeting with the BCDC Design Sub-Committee 
- Second meeting with the LMA institutional community  
- Third meeting with the LMA institutional community  
- Fourth meeting with the LMA institutional community  
- Meeting with Simmons College 
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June 2011 

- Fifth meeting with the LMA institutional community  
- Sixth meeting with the LMA institutional community  
- Seventh meeting with the LMA institutional community  
- Third meeting with the BCDC Design Committee 
- Second meeting with the Fenway CDC 
- Presentation to the LMA Forum  
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2.a.  Original PNF and Revised Parking Program Tables 

The original proposal included 346 spaces in the Longwood Avenue Project garage. The 
Proponent has reduced this number of spaces to 225, or 0.75 spaces per 1,000 square feet 
of space in the Longwood Avenue project. 

The original proposal included 112 spaces in the interim surface parking lot at the corner 
of Longwood and Brookline Avenues. The Proponent has reduced this interim number of 
spaces to 99, or 0.66 spaces per 1,000 square feet of Winsor School campus buildings. 

The final parking ratio for the Winsor School buildings remains unchanged at 0.75 spaces 
per 1,000 square feet of Winsor School campus buildings. 

The additional parking spaces being proposed for the interim and final conditions on the 
Winsor School campus equate to an incremental added parking ratio of just 0.25 spaces 
per 1,000 new square feet in the interim condition and 0.64 spaces per 1,000 square feet 
in the final build condition, an indication of the Winsor School’s commitment to 
sustainable commuting practices even as their campus continues to grow. 

Component Existing Spaces Interim Spaces Final Spaces 

Existing front lot/areas 43 43 43 
Existing surface lot 72 (striped) - - 
Interim surface lot - 99 - 
Playing Field Garage - - 148 
Longwood Ave Project - - 225 

Total Spaces 115 142 416 
 

Component Existing Ratio Interim Ratio Final Ratio 
Winsor Only 0.90 0.64 0.75 
Winsor Academic Buildings 
Increment (vs. existing) 

- 0.25 0.53 

Longwood Ave Project Only - - 0.75 
Total Campus 0.90 0.66 0.75 
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3. Interim Parking Lot Design Updates 
a. Original Site Plans 

 
b. Revised Site and Landscape Plan (WRA) 

 
c. Revised Site Drainage/Bioswale Plan (Nitsch) 

 
d. Shared Driveway Improvements Diagram 

 
e. Incremental Traffic Diagrams – Interim Condition  
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Proposed Interim Condition
Original Landscape Plan

Figure 3-A.2
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Proposed Interim Condition
Revised Landscape Plan

Figure 3-B
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Proposed Interim Condition
Rev. Site Drainage / Bioswale Plan

Figure 3-C
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Proposed Interim Condition
Shared Driveway Improvements

Figure 3-D

Line of Existing Curb



The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Figure 3-E.1



The Winsor School

Figure 4-21Not to Scale

2015 Build Condition
Project Generated Trips

5:00 - 6:00 PM

 Net-New Trips Relocated Trips*
PM Peak Hour  
In 4 21
Out 14 56
Total 18 77

* from the existing Gymnasium Lot to the Interim Surface Lot

Figure 3-E.2
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4. Centers for Performing Arts & Wellness (CPAW) Design Updates 
a. Original and Revised Brookline Avenue Elevations 
 
b. Original and Revised Pedestrian Path Elevations 

 
c. Updated Landscaping Plans 
 
d. Pedestrian Path Renderings 
 
e. Vehicular Circulation Plans 
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Figure 4-A

Pilgrim Road Project
Brookline Avenue Elevations

South Elevation (Original)

South Elevation (Revised)
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Figure 4-B

Pilgrim Road Project
Pedestrian Path Elevations

South Elevation (Original)

South Elevation (Revised)
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Pilgrim Road Project
Pedestrian Path View

Figure 4-D.1
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Landworks StudioPilgrim Road Project
Detailed Landscape Plans

Figure 4-C
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Pilgrim Road Project
Vehicular Circulation Paths: Existing

Public Traffic
Winsor Parking
Winsor Guest/Drop Off
Parking
Winsor Bus

Figure 4-E.1
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Winsor Drop-off
Winsor Parking
Winsor Drop Off
/ Guest Parking
Winsor Bus

Pilgrim Road Project
Vehicular Circulation Paths: Proposed

Figure 4-E.2
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5. Longwood Avenue Project Design Updates 

a. Original (PNF) and Revised Ground Floor Plans – Longwood Avenue 
Project 
 

b. Original (PNF) and revised B-1 level Plans – Longwood Avenue Project 
 

c. Groundplane Diagrams – Longwood Avenue Project vs. Longwood 
Center 

 
d. Proposed Street-Level Rendering 

 
e. Sidewalk Width Study 

 
f. Truck Turning Diagrams 

 
g. Foundation Non-Interference with Urban Ring Diagram 

 
h. Incremental Trip Generation Diagram – Full-Build Condition 
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Longwood Avenue Project
Revised Ground Floor Plan
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Figure 5-B.1

Longwood Avenue Project
Original First Parking Floor Plan
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Figure 5-B.2

Longwood Avenue Project
Revised First Parking Floor Plan
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The Winsor School
Campus Projects
William Rawn Associates, Architects, Inc.      Boston, MA

LONGWOOD AVENUE PROJECT: BUILDING MASSING ABOVE GRADE

Longwood Avenue Project
Groundplane Diagrams

Figure 5-C.1
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The Winsor School
Campus Projects
William Rawn Associates, Architects, Inc.      Boston, MA

LONGWOOD AVENUE PROJECT: GROUND FLOOR SETBACKS

Figure 5-C.2
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Longwood Avenue Project
Proposed Street-Level View

Figure 5-D
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Longwood Avenue Project
Sidewalk Width Study

Figure 5-E
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The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Longwood Avenue Project
Truck Turning Diagrams

Figure 5-F.1
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The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Longwood Avenue Project
Truck Turning Diagrams

Figure 5-F.2
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Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Longwood Avenue Project
Truck Turning Diagrams

Figure 5-F.3
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Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Longwood Avenue Project
Truck Turning Diagrams

Figure 5-F.4
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The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Longwood Avenue Project
Truck Turning Diagrams

Figure 5-F.5
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The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Longwood Avenue Project
Truck Turning Diagrams

Figure 5-F.6
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50’ total ROW 
minimum between 

slurry walls

45’ tunnel box

Longwood Avenue 
Project site

Longwood
Center site

MASCO Urban Ring Scenario – Right of Way Preservation Diagram

Longwood Avenue Project
Urban Ring Diagram

Figure 5-G



The Winsor School

Figure 4-24

2020 Full Build Condition 
Project Generated Trips

7:30 - 8:30 AM

Not to Scale Figure 5-H.1



The Winsor School

Figure 4-25Not to Scale

2020 Full Build Condition
Project Generated Trips

5:00 - 6:00 PM

Figure 5-H.2
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6. Transportation Analyses 
a. Additional Data Request from MASCO 

 
b. Additional Data Collected 

 
c. Peak Period Analysis 

 
d. Queuing Analysis 

 
e. Signal Warrant Analysis 

 
f. Comprehensive Longwood Avenue Improvement Program  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



MEMORANDUM 
 

 

 
To: Sarah Hamilton, MASCO   
 
Fr: Rick Bryant, Tetra Tech   
 
Re: The Winsor School Campus Projects 

Traffic Data Needs 
 
Dt: April 21, 2011  
 
 
The traffic study prepared by VHB and included in the City and State permitting applications provides an 
assessment of commuter peak hour traffic conditions in the site environs. The study fails to consider 
extended peak period conditions that are of concern to MASCO and the Temple Israel. Also, the analyses 
results do not provide an accurate account of vehicle queuing conditions on the roadway system. 
Consequently, additional traffic data should be collected during the academic year when area colleges are 
in session to provide a more complete baseline condition for the traffic analysis. New data collection can 
be limited to the areas that are likely to experience significant traffic impacts due to the proposed 
development. The suggested data collection program is as follows: 

Turning Movement, Vehicle Classification, Pedestrian and Bike Counts 

Locations: Longwood Avenue and Riverway 

Longwood Avenue and Nessel Way 

Longwood Avenue and Shared Driveway (include peds crossing on the diagonal) 

Shared Driveway and Drop-off Loop 

Longwood Avenue and Brookline Avenue 

Time Periods: A Tuesday and a Thursday, 6:30 AM to 9:30 AM and 2:30 PM to 6:30 PM 

A Friday, 2:30 PM to 6:30 PM 

Vehicle Queuing 

Locations: Longwood Avenue and Riverway-Longwood Avenue Northbound 

Longwood Avenue and Shared Driveway-Shared Driveway Westbound and Longwood 
Avenue Southbound 

Shared Driveway and Drop-off Loop-Shared Driveway Eastbound 

Longwood Avenue and Brookline Avenue-Longwood Avenue Southbound 

Time Periods: Same as above 



Supplemental Data Collection LocationsSupplemental Data Collection Locations
Intersections Studied

1 Riverway at 

1 Approach Queues Studied

1 Longwood Ave NB to 1. Riverway at 
Longwood Ave

2. Nessel Way at 
Longwood Ave

1. Longwood Ave NB to 
Riverway

2. Longwood Ave SB Left at 
Shared Driveway2

Longwood Ave

3. Nessel Way at 
MASCO Building 
Drop‐off Loop

Shared Driveway

3. Shared Driveway WB

4. Shared Driveway EB due 
t  D ff L

3
Drop off Loop

4. Pilgrim Rd/Shared 
Driveway at 
Longwood Ave

to Drop‐off Loop

5. Longwood Ave SB to 
Brookline Ave

4

Longwood Ave

5. Brookline Ave at 
Longwood Ave

The Winsor School

5



Supplemental Data CollectionSupplemental Data Collection

 Tuesday, April 26, 2011uesday, p 6, 0
 6:30 – 9:30 AM Traffic Counts / Queue Observations
 2:30 – 6:30 PM Traffic Counts / Queue Observations

h d  A l    Thursday, April 28, 2011
 2:30 – 6:30 PM Traffic Counts / Queue Observations

 Friday  April 29  2011 Friday, April 29, 2011
 11:30 AM – 1:30 PM Traffic Counts
 2:30 – 6:30 PM Traffic Counts / Queue Observations
 Traffic Counts for Shared Driveway / Nessel Way Only

The Winsor School



Brookline Avenue

Ji F d WLMA Total Hourly Traffic Volumes

1600

1800

Jimmy Fund Way

Longwood Avenue
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 April 2011 ‐Morning Counts: 6:30 – 9:30AM
 April 2011  Midday Counts:  11:30 AM  1:30 PM

The Winsor School

 April 2011 ‐Midday Counts:  11:30 AM – 1:30 PM
 April 2011 ‐ Evening Counts:  2:30 – 6:30PM



Traffic Volume Comparisonp
Tuesday Morning Peak Hour

I i Intersection  April Count Traffic Study  Volume Intersection Intersection 
Peak Hour

April Count
Volumes

Traffic Study 
Volumes*

Volume 
Comparison

Longwood @ 
Riverway 7:15 – 8:15 AM 2,924 2,996 2.5%Riverway

Longwood @ 
Nessel 7:30 – 8:30 AM 783 724 (‐ 7.5%)

L d   Longwood @ 
Driveway 7:30 – 8:30 AM 873 906 3.8%

Nessel @ Drop‐ 7:30 – 8:30 AM 44 NA NAoff Loop 7:30 – 8:30 AM 44 NA NA

Longwood @ 
Brookline 7:15 – 8:15 AM 2,476 2,621 5.8%

The Winsor School

*Traffic Study Peak Hour: 7:30 – 8:30 AM



Traffic Volume ComparisonTraffic Volume Comparison
Thursday Evening Peak Hour

I i Intersection  April Count Traffic Study  Volume Intersection Intersection 
Peak Hour

April Count
Volumes

Traffic Study 
Volumes*

Volume 
Comparison

Longwood @ 
Riverway 3:15 – 4:15 PM 3,153 3,172 0.6%Riverway

Longwood @ 
Nessel 4:45 – 5:45 PM 645 646 0.2%

L d   Longwood @ 
Driveway 5:00 – 6:00 PM 810 763 (‐5.8%)

Nessel @ Drop‐ 5:15 – 6:15 PM 58 NA NAoff Loop 5:15 – 6:15 PM 58 NA NA

Longwood @ 
Brookline 2:30 – 3:30 PM 2,356 2,585 9.7%

The Winsor School

*Traffic Study Peak Hour: 5:00 – 6:00 PM



Traffic Volume ComparisonTraffic Volume Comparison
Friday Evening Peak Hour

Intersection Intersection 
Peak Hour

April Count
Volumes

Traffic Study 
Volumes*

Volume 
Comparison

Longwood @     PM 6 6 6 ( %)Longwood @ 
Nessel 4:45 – 5:45 PM 659 646 (‐2.0%)

Longwood @ 
Driveway 5:00 – 6:00 PM 803 763 (‐5.0%)y

*Traffic Study Peak Hour: 5:00 – 6:00 PM

The Winsor School



Interim Parking Lot
Trip Generationp

Morning Peak Evening Peak

In Out Total In Out TotalIn Out Total In Out Total

Total 
Academic
Projects

19 9 28 4 14 18
Projects

New 
Interim  11 1 12 3 13 16
Lot Trips

Relocated 
Trips 66 4 70 21 56 77

Total 
Interim 
Lot Trips

77 5 82 24 69 93

The Winsor School

Lot Trips
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The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Peak Period Analysis

Longwood Avenue Traffic Volume
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Figure 6-C.1
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The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Peak Period Analysis

Longwood Corridor Traffic Volumes
Evening Peak Period
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Figure 6-C.2



Queue Observations
Tuesday Morning

 Longwood at Riverway NB
4

g y
 Avg ‐ 4
 Max – 8

 Longwood at Driveway SBL

8

 Avg ‐ 1
 Max – 5 (10 min / 6%)

 Shared Driveway WB
0

1

5

 Avg ‐ 0
 Max – 5 (2 min / 1%)

 Shared Driveway EB
A

0 5

11

02

 Avg – 0
 Max – 2 (1 min / <1%)

 Longwood at Brookline SBT
 Avg 5

5

 Avg ‐ 5
 Max – 11

Note: Queues from each intersection’s peak hour represented in number of vehicles



Queue ObservationsQueue Observations
Thursday Evening

 Longwood at Riverway NB 6g y
 Avg– 6
 Max– 21

 Longwood at Driveway SBL
 Avg – 1
 Max – 2 (2 min / <1%)

 Shared Driveway WB
1

2

2 6
 Avg – 2
 Max – 6 (2 min / <1%)

 Shared Driveway EB
A 7

14
21 2 6

 Avg – 1
 Max – 4* (2 min / <1%)

 Longwood at Brookline SBT
 Avg 3

3

7

 Avg – 3
 Max – 7

*Queue caused by vehicles standing in drop-off aisle. 



Queue ObservationsQueue Observations
Friday Evening

 Longwood at Riverway NBg y
 Avg ‐ 7
 Max – 17*

 Longwood at Driveway SBL

7

 Avg ‐ 1
 Max – 3 (2 min / <1%)

 Shared Driveway WB
1

3

17

 Avg ‐ 2
 Max – 6 (2 min / <1%)

 Shared Driveway EB
A

10

04
2 6

 Avg ‐ 0
 Max – 4 (2 min / <1%)

 Longwood at Brookline SBT
 Avg 3

3

 Avg ‐ 3
 Max – 10*

* These max queues occurred after 6:00 PM. Likely due to Red Sox Game. 
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Tuesday April 26, 2011 

62%

60%

70%

d

40%

50%

er
va

ti
on
 P
er

io
d

31%

20%

30%

er
ce

nt
 o
f O

bs
e

3%
1% 1% 1% 1%

10%

Pe

The Winsor School

0%

0 1 2 3 4 5 6
Length of Queue in Vehicles



Shared Driveway WB at Longwood Avenue 

40 0%

Shared Driveway WB at Longwood Avenue 
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Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Queuing Analysis

Avg. Queues 
AM Peak

 Longwood at Riverway NB
 Observed ‐ 4
 Future ‐ 5

 Longwood at Driveway SBL
 Observed ‐ 1
 Future – 2

 Longwood at Brookline SBT
 Observed ‐ 5
 Future – 6

Note: Queues from each intersection’s peak hour represented in number of vehicles 
based on Observed Queues & ITE Generated Trips
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Figure 6-D.1
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Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Queuing Analysis

Avg. Queues
PM Peak

 Longwood at Riverway NB
 Observed– 6
 Future – 7

 Longwood at Driveway SBL
 Observed – 1
 Future – 2

 Longwood at Brookline SBT
 Observed – 3
 Future – 4
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Note: Queues from each intersection’s peak hour represented in number of vehicles 
based on Observed Queues & ITE Generated Trips Figure 6-D.2
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Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Queuing Analysis

Shared Driveway
Queues

 AM Peak Hour
 Observed Avg– 0
 Future Avg – 2
 Future Max ‐ 5

 PM Peak Hour
 Observed Avg – 2
 Future Avg – 5
 Future Max ‐ 9

0 1

0 1

Shared Driveway

1 3

1 2

Shared Driveway

2

3

5

4

Note: Queues from each intersection’s peak hour represented in number
of vehicles based on Observed Queues & ITE Generated Trips Figure 6-D.3
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 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Signal Warrant Analysis

MUTCD Traffic Signal Warrants (ITE Rates)

Signal Warrants
Warrant 1, Eight‐Hour Vehicular Volume
Warrant 2, Four‐Hour Vehicular Volume
Warrant 3, Peak Hour
Warrant 4, Pedestrian Volume
Warrant 5, School Crossing
Warrant 6, Coordinated Signal System
Warrant 7, Crash Experience
Warrant 8, Roadway Network
Warrant 9, Intersection Near a Grade Crossing

Longwood Center
(2008)

No
No
No
Yes
No
No
No
No
No

Winsor/Longwood Ave 
Project (2020)

No
Yes
Yes
Yes
No
No
No
No
No

Yes

Yes
Yes
Yes

Figure 6-E.2
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Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Signal Warrant Analysis

Traffic Signal Warrant Analysis

Benefits

Challenges

 Provides protected movements for 
minor street approaches

 Improves management of 
pedestrian movements

 Future signal implementation will 
require careful design 
considerations
 Concurrent pedestrian 

accommodations
 Appropriate minor street green time 

allocation

Figure 6-E.3
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Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Transportation Analyses
Signal Warrant Analysis

Traffic Signal Operations
Approach Longwood Ave Pilgrim Rd/Shared Dr*

Phasing

Morning Peak (100s) 79 ‐ 85 sec 15 ‐ 21 sec

Evening Peak  (100s) 68 – 85 sec 15 ‐ 32 sec

PedsPeds Peds

Peds

*Pilgrim Road/Shared Dr approach set to minimum recall during off-peak hours.
**Study value of short lead phase during design process

Intersection Level Of Service (LOS)

Future
Unsignalized

Future 
Signalized

AM Peak  F A

PM Peak  F C

Figure 6-E.4
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 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Comprehensive Longwood Avenue
Improvement Program

Longwood Avenue
Corridor Improvements

Figure 6-F.1
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7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Comprehensive Longwood Avenue
Improvement Program

1. Longwood Center Improvements

2. Winsor/Longwood Ave Project 
Improvements

3. MASCO Garage Policy 
Modifications

4. Temple Operational Adjustments

5. Autumn Street Directional Change

6. Riverway Modifications

7. Other Possible Improvements
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 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Comprehensive Longwood Avenue
Improvement Program

Winsor Campus Projects:
Interim Condition

1. Widening of Shared Driveway 
(33’ to 36’ Wide with Inbound = 13’)

2. Internal Sidewalk

3. Access Equipment Configured 
to Minimize Queues

4. Green Buffer Incorporated 
Into Plan

5. Improved Staging Area for 
Pedestrians
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4
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Longwood
Center

Figure 6-F.3
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Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Comprehensive Longwood Avenue
Improvement Program

Longwood
Center Longwood 

Project

S

Winsor School Projects: 
Longwood Ave Project Improvements

1. Widening of Shared Driveway 
(33’ to 38’ Wide with Inbound =  17’)

2. Widening Longwood Ave and 
Brookline Ave sidewalks

3. Improved curb radius

4. Perform warrant analysis with 
actual future volumes
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Figure 6-F.4
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Total 28 70
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Improvement Program

Winsor School Projects: 
Longwood Ave Project Improvements

Longwood
Center Longwood 

Project
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Figure 6-F.5
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7. Construction Mitigation Commitments 
a. Construction Staging/Laydown Area Diagram – CPAW 

 
b. Construction Staging/Laydown Area Diagram – Longwood Avenue 

Project 
 

c. Construction Staging/Laydown Area Diagram – Courtyard Addition 
 

d. Construction-period TDM Commitments 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 









Construction Period Mitigation Measures

 Active participation in LMA construction coordination

 Rodent Control per MA Sanitary Code

 Proactive treatment of organic materials/odors with 
environmentally sensitive products

 Open trench side slopes covered to encapsulate odors

 ULSD Fuel for all off‐road diesel equipment 

 Idling limited to 5 minutes max

 Proactive wheel washing, site vacuuming, and street sweeping
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8. Campus Planning Alternatives Analyses 

a. Introduction and Background – Alternative Campus Plan Proposed by 
Temple Israel 
 

b. Original Campus Plan 
 

c. Campus Plan Alternative Study 
 

d. Alternative Study – Longwood Avenue Sidewalk Residual Study 
 

e. Alternative Study – NCAA Field Diagram  
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8.a. Alternative Campus Plan Proposed by Temple Israel 

Introduction and Background: 

Temple Israel requested that the Winsor School examine an alternative campus planning 
approach that would re-orient the proposed Longwood Avenue Project so that it would 
have Brookline Avenue vehicular access/egress (see Figure 8c). This design scenario will 
hereinafter be referred to as the “Rotated Alternative.” 

Winsor undertook a detailed study of the Rotated Alternative in response to Temple 
Israel’s request. This analysis was presented to a MASCO-convened meeting of the LMA 
institutional community on May 12th. The materials presented at that meeting, along with 
supplemental materials prepared in response to questions received at that meeting, are 
included in the following section. 

Central to this analysis is Winsor’s requirement, for academic programming and market 
competitiveness reasons, that two regulation-sized playing fields remain a central and 
mission-critical part of Winsor’s LMA campus. 

Based on Winsor’s analysis of the Rotated Alternative campus planning scenario and 
discussion with numerous stakeholders in the LMA (as well as with City officials) 
Winsor has concluded that this alternative is not feasible, would fail to achieve the fullest 
urban design and public realm potential of the very important corner of Brookline 
Avenue and Longwood Avenue, and would implicate serious traffic and traffic safety 
concerns. 

Result of Analysis Conducted: 

In summary, the reasons that the Rotated Alternative is infeasible and/or undesirable to 
construct are as follows: 

- The rotated existing Winsor playing field would not fit within the boundaries 
of the Winsor campus and would significantly encroach into the Longwood 
Avenue sidewalk. If field geometry is to be preserved (a key programmatic 
requirement of the Winsor School), a large retaining wall would have to be 
constructed within the existing Longwood Avenue sidewalk and only about 
3'-8" of Longwood Avenue sidewalk would remain for public use (i.e., a 
legally insufficient sidewalk), compared with 16' (minimum – up to 26') 
proposed by Winsor as part of the Longwood Avenue Project. A detail of this 
sidewalk encroachment illustrating the very narrow sidewalk section that 
would remain is illustrated in Figure 8d. 

- The rotated Longwood Avenue Project would be too dimensionally 
constrained between the back of the Brookline Avenue sidewalk and the edge 
of the rotated Winsor playing field. This constraint would forever preclude the 
ability to widen the Brookline Avenue sidewalk – which the Longwood 
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Avenue Project as proposed by Winsor would do for its entire frontage along 
Brookline Avenue (from approximately 8' to approximately 16' at the 
Longwood/Brookline Avenues intersection). This lack of ability to set the 
rotated building back from the existing sidewalk would present a significant 
detriment to the public realm at this critical corner, which experiences heavy 
pedestrian traffic. 

- This approach would preclude the ability to create an active, inviting, retail-
faced street wall along Longwood Avenue, the most important pedestrian 
route in the LMA. The “gap-tooth” that would be left in the street wall 
between the existing MASCO building and the rotated Longwood Avenue 
Project would significantly detract from the pedestrian environment, 
especially when the major grade change between the back of sidewalk and the 
surface of the rotated playing field (up to eight feet) is taken into account. 

- This approach would require the creation of new vehicular access off of 
Brookline Avenue close to the corner of Longwood Avenue, for both 
passenger cars and trucks. The concept of a new curb cut into Brookline 
Avenue westbound so close to the busiest corner in the LMA has already been 
objected to by the City’s Transportation Department on a conceptual basis, for 
pedestrian safety and traffic flow reasons, in part because the shared driveway 
already exists and was contemplated in the 1988 agreement among Winsor, 
MASCO, and Temple Israel to provide access to the Longwood Avenue 
Project site.  In the absence of a Brookline Avenue curb cut, the rotated 
Longwood Avenue Project would not be viable. 

- The Rotated Alternative would forever preclude the ability to create an NCAA 
regulation-sized playing field on a combination of the existing Winsor playing 
fields. This possibility (illustrated in Figure 8.e) has been requested by several 
higher education institutions that already use Winsor’s playing fields for 
practice, since they cannot play official games on the fields until they conform 
to NCAA dimensional standards. Winsor has invested in certain infrastructure 
required to lay out this NCAA-sized field, and has been in discussions with 
several nearby institutions about implementing this layout for use by Winsor’s 
neighbors.  The Rotated Alternative would forever eliminate the possibility of 
creating this scarce recreational resource in the LMA – one of the City of 
Boston’s densest areas. 

- The Rotated Alternative would block views of the Winsor fields and other 
green open space from the clinical floors of the Beth Israel Deaconess 
Medical Center Shapiro Building.  Both employees and volunteers at BIDMC 
have remarked to Winsor how important the view of the Winsor fields and of 
the Emerald Necklace beyond is to the patient experience in these clinical 
areas. 



 

 12 

- The Rotated Alternative would cast more shadows on the MASCO Building 
and on the landscaped plaza in front of the BIDMC Shapiro Building than the 
Winsor-proposed layout, which presents the Longwood Avenue Project’s 
narrowest façade towards its neighbors at MASCO and BIDMC. 

Because the Rotated Alternative is neither physically feasible for Winsor nor in the best 
interests of the LMA public realm Winsor does not consider this a potentially viable 
development scenario.  Temple Israel acknowledged at our June 6th meeting with the 
LMA institutional community that they were satisfied that the Rotated Alternative was 
not viable and deserved no further study or consideration. 
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9. Environmental Analyses  

a. Stormwater Management Analysis & Mitigation Commitments 
 

b. Stormwater Management Plan Showing Groundwater Recharge System 
Locations 
 

c. Summary of Geotechnical Borings & Sieve Analysis 
 
d. Additional Noise Analyses requested by MASCO 

 
e. Additional Air Quality Analyses requested by MASCO 
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9.a. Stormwater Management Analysis & Mitigation Commitments 

Introduction and Background: 

During the public review process for the Proposed Projects, MASCO raised questions 
about the Proposed Projects’ potential impacts on the stormwater management system in 
the LMA, based upon historical flooding concerns throughout the LMA. 

The Proposed Projects’ construction will result in a significant reduction in stormwater 
runoff flowing from the Winsor campus into the BWSC’s stormwater sewer system in the 
area. As a result, it is anticipated that the Proposed Project will in fact reduce demands on 
the existing stormwater infrastructure in the LMA and will therefore help to reduce the 
likelihood of future flooding events. 

The Proposed Project site (i.e., the Winsor campus) is located in the Groundwater 
Conservation Overlay District (GCOD) established by Article 32 of the Boston Zoning 
Code, and each of the Proposed Projects is therefore subject to the applicable 
performance standards of Article 32. Each Proposed Project will be required to contain an 
appropriately sized groundwater recharge system. In total, the Proposed Projects will be 
required to create approximately 104,000 gallons of groundwater recharge capacity 
within the Winsor campus, which will comprise either underground recharge galleries or 
vertical recharge wells.  This groundwater recharge infrastructure will capture the first 
inch of rainfall falling on each of the Proposed Project sites and recharge it into the 
naturally occurring ambient water table instead of discharging this rainfall directly into 
the BWSC storm sewer system. 

A breakdown of the phasing of the Proposed Projects and the groundwater recharge 
requirements for each phase is included in the following table:  

 

Because the ambient water table in the LMA occurs at approximately elevation 10+/- 
BCB (approximately 20 feet below the average surface grade of the Winsor campus), 
there is comparatively little concern about flooding and/or infiltration caused by this 
recharge because most of the area’s basements and sewer lines are laid above the 
groundwater table. For example, the basement of the MASCO garage extends two levels 
below an average surface grade of approximately 38+/- BCB (Boston City Base), to an 
elevation of approximately 15+/- BCB.  As a result, the lowest level of the MASCO 
garage basement still rests approximately 5 feet above the groundwater table. In addition, 
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based on our review of the foundation plans for the MASCO garage and the MASCO 
building’s geotechnical engineering report, it appears that the MASCO garage was 
constructed to include an underdrain system designed to protect the basement slab from 
groundwater infiltration.  

Winsor conducted a thorough geotechnical analysis of the Proposed Project sites in order 
to evaluate subsurface conditions and assess the drainage characteristics of the soil matrix 
underlying the Proposed Project sites.  This analysis, prepared by McPhail Associates, 
found that the Proposed Project sites are underlain by fine to coarse glacial outwash 
materials, consisting primarily of sand and fine gravel.  These materials have good 
drainage characteristics, and are well-suited to accept the proposed volume of 
groundwater recharge in the area.  A summary of this geotechnical analysis is included as 
Figure 9b.  A plan of the proposed Groundwater Recharge system locations is included in 
this submission on the following page. 

Conclusion: 

The Proposed Project will result in an improvement over existing conditions with respect 
to stormwater management. During peak flow periods, the Proposed Projects will divert 
up to 104,000 gallons of stormwater runoff away from the BWSC storm sewer system in 
the LMA, a marked improvement over existing conditions and a net reduction in the 
demands placed on the existing BWSC storm sewer system in the LMA. Furthermore, the 
Proposed Projects’ recharge systems are not anticipated to have any negative impact on 
existing basements or utility lines in the LMA. 

 

 



P
R

E
P

A
R

E
D

 
F

O
R

:














RECHARGE



 











The Winsor School
Supplemental Information Package
June 2011

The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Environmental Analyses
Additional Noise Modeling

Figure 9-D.1The Winsor School
Campus Projects
William Rawn Associates, Architects, Inc.      Boston, MA

New
Receptor
requested
by MASCO



The Winsor School
Supplemental Information Package
June 2011

The Winsor School

Figure 4-20

2015 Build Condition
Project Generated Trips

7:30 - 8:30 AM

Not to Scale

 Net-New Trips Relocated Trips*
AM Peak Hour  
In 19 66
Out 9 4
Total 28 70

* from the existing Gymnasium Lot to the Interim Surface Lot

Figure 9-D.2

Environmental Analyses
Additional Noise Modeling
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Receptor Location* 

Existing 
Sound 
Levels

(Nighttime) 

Project-Generated 
Sound Levels 

Combined 
Outdoor 
Sound 
Levels

City of 
Boston 
Noise

Criteria 
(Daytime) 

City of 
Boston 
Noise 

Criteria 
(Nighttime) Indoor Outdoor 

R1 – Longwood Galleria Apartments 60 38 48 60* 60 50
R2 – Wheelock College Residence Hall 44 34 44 47 60 50
R3 – Simmons College Residence 

Campus 59 29 39 59* 60 50 

R4 – Beth Israel Deaconess Medical 
Center – East Campus** 60 26 36 60* 60 50 

R5– Longwood Center** 60 35 45 60* 60 50
R6- MASCO Building*** 44 37 47 49 65**** 65****
R7- Longwood Medical Area Child Care 

Center 44 35 45 48 60 50 

R8- Temple Israel Longwood 44 34 44 47 60 50
Source: Vanasse Hangen Brustlin, Inc. 
* The Project will not exceed the nighttime criteria because the Project generated sound levels are, at least, 10 dB(A) lower 

than the nighttime criteria. Therefore, the Project will not increase the nighttime sound levels. Existing sound levels will 
not change. 

**  Receptor locations were located at heights corresponding to the Project’s mechanical equipment. 
***  MASCO Building windows do not open. 
**** Business Criterion. 

Conclusion:   The Project will not exceed any daytime criteria because the Project generated sound levels are, at least, 
10 dB(A) lower than the daytime criteria. Therefore, the Project will not increase the daytime sound levels above 
the daytime criteria.  

Additional Noise Modeling Results Table
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Carbon Monoxide (CO) 1-Hour Results (ppm)
Standard: 35ppm (40 mg/m3)

Location 
2010 

Existing 
2015 No 
Build 

2015 
Build 

2020 No 
Build 

2020 
Build 

Brugger’s Bagel Outdoor Seating Area 
(MASCO Building)  3.6  3.6  3.6  3.6  3.6 

MASCO Daycare Outdoor Center 3.7 3.7  3.7 3.7 3.7

Carbon Monoxide (CO) 8-Hour Results (ppm) 
Standard: 9ppm (10 mg/m3)

Location 
2010 

Existing 
2015 No 
Build 

2015 
Build 

2020 No 
Build 

2020 
Build 

Brugger’s Bagel Outdoor Seating Area 
(MASCO Building)  2.5  2.4  2.5  2.4  2.5 

MASCO Daycare Outdoor Center 2.6 2.6  2.6 2.6 2.6

Additional Air Quality Study Requested by MASCO
MASCO Standard: 17.5ppm (1-hr) & 4.5ppm (8-hr)




