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April 13, 2015

Mr. Brian Golden 
Director 
Boston Redevelopment Authority 
Boston City Hall Square 
Boston, Massachusetts 02201

Dear Director Golden:

On behalf of Trans National Properties ("TNP") and our development team, we respectfully 
submit to you the enclosed development proposal for the Trans National Tower (the "Project") 
in response to the Boston Redevelopment Authority's Request for Interest ("RFI") for 115 
Winthrop Square (the "Property"). 

As you are aware, TNP's history with the site dates back to the original RFP process in 2006, 
concluding with a BRA vote recommending a tentative designation in 2007. Since that time TNP 
has invested significant time, energy, and resources to develop a viable mixed-use development 
program. In the Fall of 2014, in a process lead by John Fowler of Holliday Fenoglio Fowler (“HFF”) 
on behalf of TNP, this mixed-use proposal was vetted and deemed financially viable by both 
national and local co-developers and lenders. Enclosed is a letter from HFF further supporting its 
process and conclusions. 

The extensive work done over the past 9 years and, most recently, over the last 12 months, allows 
TNP a unique value proposition to the BRA and the City, one of certainty of execution and speed 
to market. In addition to highly advanced documentation for the Article 80 process, extensive due 
diligence regarding the site and garage, and design development and preliminary construction 
drawings which have been priced by Boston's most skilled and active contractors, TNP has a vetted 
debt and equity structure it is prepared to employ with a preferred co-development partner upon 
award of the Tentative Developer designation. 

TNP's extensive knowledge of the Property, combined with TNP's ownership of the abutting 
building and site at 133 Federal Street, allows it to build a much larger and more dramatic 
development program which includes office, residential, retail, and hotel uses, thus creating an 
iconic anchor for the South Station neighborhood and the Financial District. Rising 740 feet, the 
Project will act as a beacon for green technology, innovation, and will be a symbol of Boston’s 
future. Anchored by the project's largest component, a 700,000 square foot block of state of the art 
office space, designed to meet the needs of innovation economy tenants not currently served, the 
development program also includes a multiplicity of uses designed to generate 24-hour activation 
of the neighborhood and its streetscape. 

Trans National's ability to combine its existing Building and Site at 133 Federal with 115 Winthrop 
Square, creates a project site area and development program with the opportunity for dramatic 
economic, urban planning and public realm benefits not available when developing the Property 
on a standalone basis. We believe this allows Trans National the unique opportunity to deliver the 
following “Bests” resulting from the Combined Sites which are detailed in the following pages:

1. Best Development: Dramatically Better and Larger Site Area; 
2. Best Urban Planning: Maximizes Frontage and Activation of Federal Street; 
3. Best Public Realm: Enhanced Connectivity; 
4. Best City Economics: Economic Benefit Analysis; 
5. Best Team: Passion of the Vision, Speed to Market and Certainty of Execution
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In addition, TNP is proposing a bold addition to the Trans National Tower's public space on the 
first and second floor: the Entrepreneur Innovation Center ("EIC") that is targeted to educate, 
inspire, and facilitate technological innovation and collaboration for the Financial District's current 
and future community of entrepreneurs and Innovators. The EIC will be a 21,500 square foot 
collaborative public space available to all, including an Innovation Sculpture Park and Innovators 
Walk of Fame featuring a multi-media educational experience focused on the innovators and 
entrepreneurs of Boston and the Commonwealth, who have changed the landscape of our lives with 
their landmark innovations. 

At its core, the EIC will be designed to create a collaborative hub and public workspace for the 
growing number of individuals and innovation economy companies that are calling the Financial 
District home. Combining some of the best elements of other collaboration hubs, like District 
Hall and the Cambridge Innovation Center, the EIC will offer meeting areas large and small, open 
collaborative zones of bench tables and seating areas, designed to facilitate high-tech inspiration 
while feeding both the mind and body with a mix of locally sourced food and beverage options. 
In addition, the EIC will sponsor a live speaker series including seasoned entrepreneurs and 
professors, along with a focus on setting up mentoring relationships between them and our public 
schools' next generation of high-tech innovators. TNP will also strive to redevelop its abutting 133 
Federal Street Building into a Base Zero Energy Building designed for small technology tenants who 
need more affordable and flexible incubator spaces, but that can benefit from all of the amenities of 
the Trans National Tower and the EIC which resides there.

We feel our proposal demonstrates the highest level of innovative development strategy. It will 
provide a dramatic enhancement to the Financial District's public realm and will be a model for 
sustainable development. This iconic tower will celebrate Boston's position at the forefront of 
innovation and it will become a vital part of the commercial, cultural, and social life of the City and its 
people. TNP is open to other public realm alternatives including a new neighborhood school or Pre-
Kindergarten facility in the base of the combined site, or a creative land swap strategy to achieve this.

Trans National Properties, the developer, is an affiliate of Trans National Group, a Boston-based 
company that I founded in 1974. I have started over 26 innovative companies, as well as leading 
a professional sports organization in 2004, when I became the largest individual owner and NBA 
governor of the Atlanta Hawks, Atlanta Thrashers and Phillips Arena (sold in December 2010). 

I have always assembled successful management teams. Justin Krebs will lead the TNP development 
team and is a seasoned Boston developer who led the 2009 repositioning of the John Hancock 
Tower, the redevelopment of the historic Ames Building into the Ames Hotel, and most recently, the 
permitting, construction and delivery of the 378-unit Troy Boston residential project in the South 
End. In addition, he has an exceptional track record of developing headquarters and large corporate 
facilities for the Commonwealth's leading technology companies, including Trip Advisors Global 
Headquarters in Needham and Adobe's LEED Certified Platinum project in Waltham.

My commitment to the Project, to the City of Boston, and to the Commonwealth is demonstrated 
by the 45 years that I have lived in Massachusetts. My wife was a Boston City school teacher, and we 
have been active in many local philanthropic causes. I have been dedicated to managing innovative, 
profitable, and professional businesses, including real estate.

This is a once in a lifetime opportunity to create a project reflecting Boston's leadership in 
innovation. The architecture will be iconic, unprecedented, and unique in character. The public 
space will be unparalleled in its quality and collaborative in its nature. I am honored to participate in 
the RFI process.

We look forward to continuing this conversation with you.

Sincerely, 
 

Steven Belkin, Chairman

2 Charlesgate West 
Boston, MA 02215 
617.262.9200
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•  Site Area: 47,738 sq ft. (1.1 acre) Garage Site becomes 
a 72,687 sq ft. (1.7 acre) Development Parcel site when 
combined with 133 Federal Street;

•  Project Scale: Combined Site maximizes Development 
Potential, resulting in a Site Area and Development Program 
that are over 50% larger when 133 Federal Street is included;

•  Economic Engine: The larger Development Program 
creates an economic benefit in real estate taxes alone that 
generates $110–$248 million more in real taxes over 20 
years per Byrne McKinney analysis; 

•  Inefficient Odd-Shaped Site is Fixed: The Odd, Inefficient 
T-shaped Garage Site when combined with 133 Federal 
Street becomes an Efficient Prime-shaped Development 
Parcel with significant Ground Floor Identity and Density;

•  Best Urban Planning and True Mixed Use: A combined 
site creates an opportunity for an Appropriate Scale & 
Mix of uses, that maximizes Project Size and creates a true 
live, work, play environment, including residential and 
hospitality, while respecting an appropriate blend of uses 
for the Financial District, anchored by Commercial Office 
Space and the Entrepreneur Innovation Center;

•  Market Driven Demand: A combined site allows for large 
26,000 sf floor plates, meeting market minimums for floor 
plate size demanded by the Innovation and Tech tenants 
of today and the future. A potential exists for upwards of 
40,000 sf at the base if the 133 Federal Street building is 
combined into the Tower.

A COMBINED
SITE EQUALS:
1. THE BEST DEVELOPMENT
2. THE BEST URBAN PLANNING
3. THE BEST PUBLIC REALM
4. THE BEST CITY ECONOMICS
5. THE BEST TEAM

Trans National's ability to combine 
its existing Building and Site at 133 
Federal with the Winthrop Square 
Garage site, creates a Project Site 
area and Development Program 
with the opportunity for dramatic 
economic, market, urban planning 
and public realm benefits to the 
City of Boston that are not available 
when developing the Garage Site 
on a stand alone basis.

1. THE BEST DEVELOPMENT
DRAMATICALLY BETTER AND LARGER SITE AREA

111 FED

133 FED
24,000SF

48,000SF

EXECUTIVE SUMMARY
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285 FT CONTINUOUS FRONTAGE

GARAGE ONLY

F E D E R A L  S T R E E T

D A N I E L  

W E B S T E R  

PA R K

D E V O N S H I R E  S T .

ENHANCED

CONNECTIVITY

F E D E R A L  S T R E E T

•  Federal Street Corridor Transformed: The combined 
site transforms Federal Street and the Financial District 
core, revitalizing the existing “dead-zone” by creating an 
activated and continuous street scape almost 3 times larger, 
from 100 linear feet of frontage without 133 Federal Street 
to 285 of feet frontage along Federal Street;

•  Prominent & Expansive Federal Street Presence: The 
combined site allows for a prominent and integrated 
commercial Federal Street storefront, including Retail, 
Office, the Entrepreneur Innovation Center, and the 
Innovation Sculpture Park; 

•  Anchor to Downtown: The combined site, which increases 
the ground plane area by over 50% to more than 72,000 
square feet creates a “true anchor” and “activity hub” which 
will revitalize and anchor the Financial District;

•  Access to Project – Public Realm Benefits: The combined 
site allows for 4 Distinct and Inviting entrances via: 111 
Federal Street, Innovation Sculpture Park, Daniel Webster 
Park, and Devonshire Street, while only 2 would be available 
without 133 Federal Street.

3.2. THE BEST PUBLIC REALMTHE BEST URBAN PLANNING
ENHANCED CONNECTIVITYMAXIMIZES FRONTAGE AND ACTIVATION OF FEDERAL STREET

•  Natural Pedestrian Way: The combined site creates 3-sided 
connectivity from Federal Street, Summer Street (Daniel 
Webster Park) and Devonshire Street, following a natural 
pedestrian flow between Summer Street and Post Office 
Square which is not available with the Garage Site only. 

•  Visual Connection between Winthrop Square & Federal 
Street: The size of the combined site and the Project's 
2-story ground floor will create an unparalleled visual 
connection; currently the garage is both a visual and 
physical barrier; 

•  Maximizes Public Realm Benefits: The combined 
sites, which increase the ground floor area by over 50% 
creates the opportunity for a large 21,500-square-foot 
Entrepreneur Innovation Center, Innovation Museum and 
Walk of Stars, and Innovation Sculpture Park, which will be 
a beacon for innovation and public realm activation in the 
Financial District; 

•  Transforms Current Site Issues: The combined sites allow 
for the elimination of an unfriendly Federal Court public 
way and transforms the character of the Daniel Webster 
Park into a continuous public passage leading the way to 
the Entrepreneur Innovation Center, instead of leading to a 
service alley.
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Combined Sites Garage Site Only

Combined 1
Condo/Office/Apt

Combined 2
Condo/Office/Hotel

Garage 1
Condo/Apt

Garage 2
Condo/Apt/Hotel

Garage 3 
Condo/Office

Program Summary

Construction GSF 1,488,021 1,488,021 1,021,211 1,021,211 1,021,211

NSF (Rentable-Saleable) 1,283,139 1,298,500 839,557 871,732 898,807

NSF Excluding Parking 1,085,764 1,101,125 640,682 672,857 699,932

Real Estate Taxes

Annual RE Taxes (Stabilized 2015 $$$) $14,490,000 $16,300,000 $6,070,000 $7,460,000 $11,730,000

Total RE Taxes (Forecast 2015–2035) $351,490,000 $395,400,000 $147,240,000 $180,960,000 $284,540,000

BID Payments 

Annual BID Fee (Stabilized 2015 $$$) $238,000 $249,100 $148,730 $176,850 $159,350

Total BID Fee (Forecast 2015–2035) $5,000,000 $5,230,000 $3,130,000 $3,720,000 $3,350,000

Linkage/Inclusionary Zoning

Housing Linkage Payment (Total) $5,430,000 $7,320,000 $0 $1,050,000 $3,899,585

Jobs Linkage (Total) $1,080,000 $1,460,000 $0 $210,000 $777,935

Jobs

# Permanent Employees (Stabilized Occupancy) 3,621 3,652 14 227 2,437

# Construction Employees (Temporary) 4,927 5,216 3,568 3,907 3,368

4. THE BEST CITY ECONOMICS
ECONOMIC BENEFIT ANALYSIS

Trans National engaged Byrne McKinney & Associates to 
complete an Analysis of Municipal Benefits for 115 Winthrop 
Square (Garage Site), comparing a Combined Site including 
the Garage Site and 133 Federal Street under Trans National's 
two proposed development options (Combined 1 & 2), and a 
separate analysis of three potential Garage Site only options 
(Garage 1, 2 & 3) based upon expected density and uses when 
applying general site setback and height limitations resulting 
from Trans National extensive analysis of the Garage Site. 

The results demonstrated a dramatic difference in the 
magnitude of Municipal Benefits that the Combined Sites 
can generate, excluding any Real Estate Taxes or Municipal 
Benefits from the 133 Federal Street Building in its calculations.

Provided below is a Summary Table from the Byrne McKinney 
report. The complete report is provided under separate cover. 
The Project Programs analyzed are as follows:

Provided below is a Summary of the Byrne McKinney Analysis, 
and its findings which spotlight the Economic Engine that 
is created by Trans National's Combined Site proposal and 
the dramatic difference in Municipal Benefits provided by a 
Combined Site: 

•  Combined Site: Generates $110.86 Million to $248.16 
Million in Additional Real Estate Taxes: Real estate tax 
projections were developed based on “best in class” tax 
comparables by land use type (newest Class A product 
on City tax rolls) and crossed checked using an income 
capitalization approach, with City and residential tax rates 
held constant. Once the initial taxes were projected, a 3% 
annual growth rate was applied; 

•  Combined Site: Creates 60% More in BID Payments: BID 
fees were developed based on current formula $1.10/$1,000 
for first $70M in assessed value, plus $0.50/$1,000 for 
assessed value above $70M commencing at stabilization; 

•  Combined Site: Provides 87% to 600% Greater Housing 
& Job Linkage Payments: Estimated linkage (housing & 
jobs) payments were derived based on current formulas 
applied to commercial development programs associated 
with each use. Payments are assumed to be staged over 
7-years commencing upon issuance of building permits;

•  Combined Site: Creates 1300 to 1850 More Construction 
Jobs: Temporary construction jobs (FTE’s) are estimated 
for each program option based on the labor share (42%) 
of the proponents hard costs estimates for each land use 
type and the average 2015 wage rates for Massachusetts 
construction SIC codes;

•  Combined Site: Potential for PILOT Payments for School:  
Due to the magnitude of Additional Real Estate Taxes 
generated, a combination of PILOT payments and State 
Grants could be utilized for a New Public School or Pre-
Kindergarten Facility.

11 5  W I N T H R O P  S Q U A R E  —  E X P R E S S I O N  O F  I N T E R E S T6  



In addition to the dramatic benefits created by the 
combination of Trans National’s 133 Federal Street site with 
115 Winthrop Square, Trans National's History with the 115 
Winthrop Square allows it to offer a Speed to Market and 
Certainty of Execution that no other potential Tentative 
Developer can offer because of the following:

•  A Project Vision Shaped by a Passion and History 
of Values: Whether it be his experience as a successful 
and recognized entrepreneur and educator (Cornell’s 
Entrepreneur of the Year) which shaped the Entrepreneur 
Innovation Center, his passion and commitment to the 
Public Arts which inspired the Innovation Sculpture Park, 
or a desire to preserve the oldest operating independent 
farm, Belkin Family Lookout Farm, which inspired a Farmers 
Market in the base of the Project, Steve Belkin has shaped 
the vision for this Project with endeavours that he has 
passionately supported over his 40 years as a business and 
philanthropic leader;

•  Depth of Knowledge on Technical Approach/
Adjacencies: Trans National and its development team, 
have assembled an unparalleled understanding of the 
site and its adjacencies, spending millions of dollars on 
engineering, architectural and environmental studies that 
will allow it to execute its proposed development program 
in this market cycle, with the ability to commence permitting 
within 60 days from selection as the Tentative Developer;

From left to right: Joe Bettencourt, David Nagahiro, Steve Belkin, David Hancock, Richard 
Bertman, Justin Krebs, and Paul Malnati.

5. THE BEST TEAM
PASSION OF THE VISION, SPEED TO MARKET AND CERTAINTY OF EXECUTION

•  Vetted Capital Structure & Financial Assumptions: 
Trans National, with the assistance of John Fowler and 
HFF, conducted an extensive process during 2014 to 
vet the overall viability of the design and programming, 
financial assumptions and underwriting and capital 
structure with local and nationally recognized co-
developers and financial institutions. The result was that 
Trans National's proposed development program will have 
strong demand from debt and equity partners, financial 
and lending institutions, and will meet the demands 
of both commercial office tenants, and residential and 
hospitality users (see page 39 for HFF letter);

•  Proactive Public Outreach: Trans National Properties has 
already taken significant steps to begin an extensive public 
outreach program with stakeholders in the area, including 
its abutters (AW Perry, Equity Office Properties, Rockpoint 
Group, Boston Properties and Oxford Property Group), 
local business and neighborhood groups including the 
Boston BID Corporation, labor organizations including the 
Boston Metro District Building Trades Council, New England 
Carpenters, and Unite Here Local 26, and will continue 
a proactive outreach process that places a high value on 
transparency and open dialogue with the stakeholders who 
will benefit from this transformative development;

•  Residential Development Team Member: Trans National 
has brought Toll Brothers in as part of its Residential 
Development Team, a public residential company backed 
by a $7 billion market capitalization, which has strong 
interest in the condominiums and long term ownership 
of the apartments. This alignment is supported by 
discussions and project analysis which began in June 2014. 
The residential component, which will be structured as a 
forward construction completion takeout, will enhance the 
financeability of the Project; 

•  Trans National and Steve Belkin’s Personal 
Commitment to Success: Steve Belkin’s commitment to 
this project is demonstrated by the millions of dollars of 
personal investment committed to date, his assemblage of 
a premier development team with a track record of success 
led by developer Justin Krebs, the significant portion of 
personal net worth that will be invested in the Project, 
which he intends to own over the long-term and commit 
to locate Trans National Group’s headquarters at the Trans 
National Tower.

11 5  W I N T H R O P  S Q U A R E  —  E X P R E S S I O N  O F  I N T E R E S T 7 



PROJECT VISION

The Trans National Tower development will be a 1.5 million 
square foot mixed-use development. At 54-stories and 
740-feet, the Tower will be a beacon of innovation designed 
to energize the Financial District with a combination of 
uses that will stimulate the streetscape and drive 24 hour 
activation in the neighborhood. Furthering this objective is 
a two-story multi-purpose Entrepreneur Innovation Center 
(EIC) on the first and second floor of the building totaling 
approximately 21,500 square feet. This will incorporate the 
best elements of other collaboration models like District Hall 
and the Cambridge Innovation Center, but with a Financial 
District focus. The ground floor will feature a public Innovation 
Museum celebrating the accomplishments of Boston's forward 
thinkers and problem solvers. Trans National heard the overall 
objective of the RFI and the Project responds to the following 
in its design; it creates a dramatic enhancement of the 
downtown public realm, demonstrates an innovative economic 
development strategy and achieves a model of sustainable 
development. Key elements included in the Project design for 
achieving the objectives outlined in the RFI are as follows:

Site Expansion
Integration of TNP’s 133 Federal Street into the 115 Winthrop 
Square site not only creates a much larger and more dramatic 
development, but allows a true mix of vital uses, including 
office, residential, retail, and hotel, ultimately creating an iconic 
anchor for the Financial District;

The Entrepreneur Innovation Center (EIC) 
The 2-story public space is like no other in the Financial 
District or the City of Boston. It will include a one-of-a-kind 
Entrepreneur Innovation Center, designed to create a 
collaborative hub and public workplace which will facilitate 
high-tech innovation and educate future generations of 
entrepreneurs. An adjunct Museum of Innovation, Innovation 
Sculpture Park and Innovators Walk of Stars will celebrate 
Boston’s rich history of great innovators;

Creation of Large, Progressive Office Space  
Meeting the demands of today’s high-tech and innovation 
economy tenants, the Tower will include 700,000 square feet 
of Class A Office space designed to meet tenants' needs which 
are not currently being served. This space will feature state-of- 
the art, sustainably designed, high efficiency systems, excess 
power and cooling capacity, column free design, high ceilings 
providing greater levels of daylit floor area, and increased 
fresh air when compared with competitive Class A buildings 
constructed even in the last 10 years; 

Diversity of Residential Offerings 
High quality apartments and condominiums located at the 
base and top of the tower will offer homes with work, and 
social opportunities at the residents front door, while adding 
desperately needed market rate rental and ownership 
housing stock to the Financial District. The close proximity to 
employment opportunities and the unique facilities of the EIC 
will appeal to a new generation of downtown residents. 

Innovative Renovation 
133 Federal Street, a highly innovative office headquarters 
designed for Blue Cross Blue Shield by Paul Rudolph in 1958, 
will be renovated and provided with new building services fed 
from the 111 Federal Street central plant. This will provide the 
unique sort of office space in an interesting structure desired 
by startup companies.

Transformational Vision:  
Trans National Properties will lead the 
way to a revitalized Financial District 
through a mixed-use development on 
a unique 1.7-acre site.
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Sustainable Design 
The project will be a model for sustainable design in the City of Boston 
and beyond, reinforcing Boston’s position at the forefront of environmental 
innovation. The project will exceed all goals set for energy performance, 
sustainability and resiliency, aiming to achieve LEED Platinum certification.

Retail Opportunities in Support of Local Businesses 
Integration of unique food and beverage elements including a Boston Public 
Market outpost, offering a year-round public market featuring locally grown 
organic produce and locally produced foods will run in concert with the Belkin 
Family Lookout Farm, the oldest continually operating farm in the country.

Street Activation and Smart Urban Planning 
Establish a visual and pedestrian connection between Federal Street and 
Winthrop Square, allowing for greater activation and utilization of the open 
space in Winthrop Square; 

Increased Connectivity 
Trans National will seek to partner with the ownership of the abutting parcels 
including; Equity Office Properties (100 Summer Street) and the Rockpoint 
Group (75–101 Federal Street) to create enhanced indoor and outdoor 
connections of the public spaces between the three sites, centered on the 
permeability of the multi-level Innovation Center with the goal of creating 
integrated public spaces that will span the block;

Proximity to South Station 
The easy connection to Amtrak, the airport, commuter rail and all MBTA lines 
is extremely important to the target demographic of office tenants, residents 
and users of the Entrepreneur Innovation Center making the combined site 
uniquely situated for the true mixed-use development.

Possible Opportunity for Boston Public School 
In the event of a public realm need for a neighborhood school, Trans National 
would consider a public school incorporated into the base of the building 
or employ a creative land swap strategy to achieve this, and has done 
preliminary investigations to consider this option. 

DEVELOPMENT PROGRAM
The design for this project uniquely 
develops and integrates 133 Federal 
Street as a key part of the facility by 
connecting with a bright sky-lit atrium 
to create a multi-level Entrepreneur 
Innovation Center bringing new life 
and excitement to Federal Street.

Office Space
700,000 square feet Class A in New 
Tower. 
100,000 square feet Start-up/Incubator 
space and unique smaller multi-tenant 
floors in 133 Federal Street

Residential (Rental)
250,000 square feet of rental apartments 
on Floors 3–13 with indoor and outdoor 
amenity space on top of 133 Federal 
Street (access from the 13th Floor)

Residential (Condo) 
215,000 square feet of condominium 
units on Floors 41–54 with 41st Floor 
outdoor sky terrace and amenity space 

Retail
20,000 square feet Food and Beverage, 
Business Convenience, at street level 

Entrepreneur Innovation Center
21,500 square feet Meeting Spaces, 
Work Space, Multipurpose Space on 
ground level and second floors

Fitness Center
20,000 square feet

Parking
200,000 square feet; approximately 450 
auto spaces and 100 bike spaces under 
the 111 Federal Street building

Total Development
1,500,000 gross square feet 
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Video wall display (Precedent)

Open workspace (Precedent)

A two story retail-lined public galleria will link the residential domain of Winthrop 
Square and Devonshire Street with the highly active social interchange space at the 
Entrepreneur Innovation Center on Federal Street. A destination restaurant could 
be established on Winthrop Square; the possibility of an indoor connection from 
the existing arcade through the 75–101 Federal building is being explored to bring 
even more activity into the new galleria. Opposite the restaurant might be a gourmet 
food, wine and craft beer store. 

Along the galleria, large stainless steel stars will be embedded in the pavement 
celebrating the great innovators of Boston and New England. Vitrines, permanent 
wall displays, and changing video presentations will celebrate the innovative and 
entrepreneurial financial, tech, pharma, transportation, and bio-medical pioneers 
who have fueled the Boston economy. This will be the Innovation Museum, 
Innovator’s Walk of Stars, and Innovation Sculpture Park that would have rotating 
sculpture programs from the MFA, ICA and DeCordova Museum. In addition, the EIC 
and Trans National Tower would sponsor an annual art and sculpture competition for 
Boston City schools and Boston colleges.

Entry to all the offices is from Federal Street through the Entrepreneur Innovation 
Center. Condominiums, Rental Residential, and Hospitality Suites are accessed 
directly from Devonshire Street under a sidewalk canopy reaching out to a drop off 
lane. This extensive highly active public realm is only possible by combining the 
garage site with 133 Federal Street.

Interactive social space (Precedent)

A retail lined public passage links the residential 
domain of Winthrop Square with the highly active 
Entrepreneur Innovation Center on Federal Street.

ENTREPRENEUR INNOVATION CENTER: 
A BOLD NEW PLACE FOR COMMUNITY COLLABORATION
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I N C U B A T O R  O F F I C E

I N N O V A T I O N

I N C U B A T O R  O F F I C E

P A R K I N G

F I T N E S S  C E N T E R

LEADING THE REVITALIZATION: 
AN ENTREPRENEUR INNOVATION CENTER

CAFE
INNOVATION

SCULPTURE PARK

The components of the Entrepreneur Innovation Center will 
allow individuals and workgroups to collaborate easily, share 
work products, and motivate project development. 

• Drop-in work space at street level 
• Below-grade parking
• Fitness center 
• Meeting spaces 
• Collaboration zone on the second floor
• An open mezzanine level 
• Bench work space 
• White board walls 
• Large video carousels linked by Bluetooth  
 technology 

The centerpiece of this development 
will be a 24/7 work and meeting zone 
designed to attract entrepreneurs and 
encourage innovation.

A large multi-purpose room along the Federal Street facade 
of 133 Federal Street will seat up to 150 people for lectures, 
demonstrations, or conferences. It is provided with moveable 
furniture so it can be arranged with tables for group work, 
roundtable discussions, or it can be used for banquets or 
presentations. It is sub-dividable for smaller groups, and may 
be opened to the pre-function space to allow mini trade shows 
or free flowing table talks. 

This work zone is supported by lockers with mobile work carts 
for quick set-up. Several conference rooms are also provided 
on the second floor. These may be rented by hour or day, and 
are provided with private Wi-Fi channel, video conferencing, 
teleconferencing set-ups, virtual reality equipment, and blue 
tooth connectivity. Such space is much in demand by the 
start-up companies that will occupy the renovated 133 Federal 
Street Building. When not scheduled for formal use, these 
spaces would be available as additional collaboration space. 

Food service is available on this level via a connection to the 
hospitality suite's kitchen, from vendors on the ground floor or 
by outside caterers. This multi-level social space will anchor the 
Financial District and integrate the residential, office, restaurant, 
and retail uses into a comprehensive live, work, play zone.
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Interior View of Entrepreneur Innovation Center

CONNECTING THE EXISTING BUILDING WITH THE NEW 
DEVELOPMENT WILL CREATE AN INCUBATOR-STYLE HUB 
THAT FOSTERS COLLABORATIVE WORK, ENCOURAGES AND 
REWARDS INNOVATION, AND ACTIVELY SUPPORTS THE 
EFFORT NECESSARY TO IMAGINE, INVESTIGATE, GERMINATE, 
AND GROW SUCCESSFUL NEW BUSINESS VENTURES.
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LEADING THE WAY:
TRANSFORMATIONAL DESIGN  
OF THE FINANCIAL DISTRICT

View of new front along Federal Street
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Existing View
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Connectivity
The Entrepreneur Innovation Center will provide a new highly 
visible and highly mobile 21st century identity for Federal 
Street: a place where creative people come together to freely 
discuss their ideas, to collaborate with like-minded inventors, 
a place to anchor the financial district in the new economy. All 
office workspaces provide:

• Long span column free interiors
• Great access to daylight without heat and glare through 

use of advanced spectrum-control glass technology
• Better ventilation and environmental control
• Flexible collaborative spaces
• Easy to modify open work ideas
• High mobility and connectedness; the best of current and 

evolving technology

New Kinds of Work, Need Dynamic New Space 
Our Project, anchored by 700,000 square feet of commercial 
office space was designed to recognize the demand of today’s 
and tomorrow’s tenants, and offers the following:

Mixed-Use Environments
Tenants are leading developers to transform the commercial 
office building model. Developers recognize their tenants’ 
need to recruit a younger, more creative and collaborative 
workforce whose preference is for a building that translates 
its values and puts a premium on sustainability, employee 
wellness, open spaces, in locations that are active, transit 

friendly, and walkable. Another big shift is that today’s office 
buildings should be less stand-alone, and more a part of mixed 
use environment. Under our design, the mix takes the form of 
a tower combining uses in a vertical format. This mixed-use 
composition combines different scales, and blends programs 
imaginatively to promote the kind of informal interaction that 
generates higher public and retail traffic and evening and 
weekend activity.

Column Free, High Ceilings & Daylight – 
Flexible and Open Plan Workspace
Facilities need to support cross-department collaboration 
and have flexible open plan workspaces that allows teams 
to reshape their work environments to meet their evolving 
needs. Analyzing employee workflow in human terms is 
critical to developing their design. In today’s ever changing 
business environment, companies and their spaces need 
to be flexible, to allow companies to be agile, and to meet 
current needs without extensive re-tooling of their space. 
Modern building design addresses this through column free 
spaces, a fundamental breakthrough allowing enhanced 
flexibility in space design and the ability to meet changing 
needs in the same environment. Companies are now 
recognizing the positive correlation between increased glass 
to opaque ratios, deeper penetration of natural daylight 
into work space and higher ceiling open environments with 
increased employee productivity. 

REVITALIZING & 
TRANSFORMING THE 
WORKPLACE IN THE 
FINANCIAL DISTRICT
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Branding & Highly Amenitized Spaces
The form of buildings and the spaces tenants occupy should 
help forge a strong sense of identity with today’s more 
transient employees, reinforcing both brand and corporate 
culture. Companies are recognizing that employee recruiting 
and their retention is a top priority, and is often over 90% 
of a company’s cost structure. Tomorrow’s buildings are 
adding complimentary, diverse, and often community-serving 
uses and amenities, allowing non-office and office work to 
evolve organically together to drive business innovation and 
entrepreneurship. 

Sustainability and Resilience
Sustainability is an increasingly meaningful component of 
every tenant’s decision to occupy one space versus another. 
This can be achieved in many ways including; building design 
and systems selection, material and approach to building 
construction and the sourcing of building energy. As important 
as sustainability is today, building resilience, and a building’s 
ability to provide tenants with back-up services, allowing 
continuous operation during power outages and other natural 
disasters, is an increasingly important consideration. 

Market Demand and Rationale for Office
The Trans National Tower will embody the best practices of 
modern building design, recognizing the rapidly changing 
complexion of Boston’s increasingly diverse economic base 
and positioning it perfectly to capture the demands of 
Boston’s technology sector, the largest growth driver for office 
space demand. Technology accounted for 28% or 969,000 sf of 
the leases signed in 2014 according to Cushman & Wakefield. 
The majority of these leases were in-migration, with tenants 
coming from markets like Waltham, Burlington and Cambridge. 
As important, 43% of these leases were in Class A Buildings, 
up 8% from 2013, demonstrating these tech tenants are 
undeterred by cost. Demand for Class A product was strong 
in 2014, with vacancy rates down 1.8% and leasing activity 
surging by 12% year-over-year. 

This positive momentum, coupled with strong investor 
demand, and the resetting of many building's basis-per-square 
foot to record highs, pushed asking rents up 6% to $52.56 
at year end. The trend is expected to continue as demand 
accelerates, with Class A average rents projected to hit $70 in 
2019 positioning the Trans National Tower perfectly to meet 
the market's demand which has over 3.2 million square feet 
of lease expirations of tenants between 2018–2021 between 
25,000–100,000 square feet and 1.8 million square feet of 
tenants over 100,000 square feet expiring over the same 
time period. As always, these tenants will demand space in 
Boston’s newest and most sustainable office tower in the CBD 
and as demonstrated, this demand will be greatest in the core 
Financial District.
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View along transformed Federal Street

LEADING THE WAY IN CREATING 
A BOLD NEW IDENTITY 
FOR FEDERAL STREET
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The Residential Experience  
Trans National and its design team, CBT, has learned that for 
a successful mixed-use project to truly generate a work, live, 
play environment and stimulate 24/7 activation of an urban 
neighborhood, a critical mass of people and multiplicity of 
uses must exist. Extending a residential presence in an urban 
neighborhood encourages complementary commercial, retail 
and public realm uses, and in turn establishes a desirable 
residential locale. 

Urban residential developments that are easily accessible to 
public transportation, in close proximity to work, retail and 
restaurant offerings and are highly-amenitized within their own 
envelope, inevitably ensure success for both the individual 
project and for a neighborhood as a whole. The growing 
trend for Millennials to remain longer in urban areas, even 
after getting married and having children, combined with the 
in-migration of the baby-boomers seeking out exciting urban 
areas to live is creating tremendous demand for well-designed 

residential apartments and condominiums. As a result, Trans 
National has included approximately 465,000 square feet 
of residential use in the Trans National Tower, which will be 
approximately 1/3 of this new development. Thus the 700,000 
square feet office workspace will be able to anchor and 
revitalize the Financial District.

The residential component, The Residences at Winthrop 
Square will be entered on 111 Devonshire Street and woven 
into the fabric of Winthrop Square. The apartment component 
will be located on the 3rd to 13th floors, and the condominium 
component will be located on the 41st to 54th floor. Each will 
have separate identities including entrances and amenities, 
and offer a diverse range of unit sizes and designs. Both will 
be designed to create a distinctive lifestyle experience with 
exceptional units to create a sought after brand which will 
lead the competitive market and meet the demands of today’s 
urban dwellers. 

Benefiting the experience at The Residences at Winthrop 
Square, will be its integration of the Entrepreneur Innovation 
Center (“EIC”) which will offer residents a unique social 
interaction and collaboration zone, that will exceed any 
traditional work-at-home experience. This integration will 
also benefit the EIC, by creating a built-in population that will 
create energy and activation 7-days a week. 

GREAT DOWNTOWN LIVING:  
LEADING THE WAY TO A 
NEW NEIGHBORHOOD

Extending a residential presence in 
an urban neighborhood encourages 
complementary commercial, retail 
and public realm uses.
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Knowledge of Multi-Family Residential
It has been our observation that for an urban neighborhood 
to come alive and continue to thrive, people must live there. 
Extending public presence in a neighborhood encourages 
complementary commercial ventures, in turn establishing a 
desirable residential locale. Residential developments that are 
attractive, comfortable, and convenient places to live—and 
have been planned with the large picture and long term in 
mind – initiate the process of urban infill.

When designing a building that is to be shared by many 
residents, we will work hand-in-hand with our architect, CBT, 
to define and develop these qualities in ways that will best 
serve all the people who will be living in them. Multi-family 
housing complexes must fit their environments. They need 
a human scale and an aesthetic quality that residents enjoy. 
They will be filled with bright, warm, pleasing spaces, and 
they will be enriched by amenities that add special delight for 
those living in them.

To create a distinctive lifestyle experience for the Trans 
National Tower, we will couple outstanding amenity and 
service spaces with beautiful units to create a sought after 
brand. Thoroughly understanding the target demographic and 
competitive market will be key in developing concepts that will 
uniquely position the project for success.

Amenities & Design Elements of The Residences at 
Winthrop Square 

• Concierge and Doorman/Porter Services
• Fitness Center, Club and Dining Rooms 
• Roof Terraces on the 13th Floor of 133 Federal and 41st  
 Floor Sky Terrace
• Dog Park
• Outdoor Fire Pits 
• Bike Storage
• Zip Car Facilities 
• Easy access to Public Transportation
• Nearby Open Space: Greenway, Harbor Park and Post  
 Office Square
•  With the combined site there is Significant Opportunity for 

Retail and Restaurants on-site, as well as nearby Summer 
Street and Washington Street Restaurants and Retailers

Above images are all CBT designs
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LEADING THE WAY IN INNOVATIVE 
RETAIL; OFFERING UNIQUE STORES, 
CAFÉS, AND AMENITIES.

View of revitalized Winthrop Square
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Existing View from Winthrop Square

11 5  W I N T H R O P  S Q U A R E  —  E X P R E S S I O N  O F  I N T E R E S T 25 



Office Development
By combining the garage property with 133 Federal Street the 
site is enlarged to more than 72,000 square feet including the 
part of Federal Court shared by the two adjacent properties. 
More importantly the office footprint of the new building can 
be cantilevered above the existing 133 Federal Street building 
to create 26,000 square foot column free floor plates with 
appropriate dimensions for class A office leases. This building 
not only produces more leasable space than one which would 
occupy only the garage site, but each square foot produced 
is of greater value through the synergies of connection to 
133 Federal Street and the ability to create a world-class 
Entrepreneur Innovation Center. 

Condominium Development
The top fourteen stories have a substantially reduced footprint 
to provide condominium residential space. There will be about 
100 units with an average sales area of about 1,600 square feet. 
These will include one bedroom, two bedroom plus den, 3 
bedroom, and larger luxury, penthouse units. Amenities will be 
located on the lowest residential floor (41st floor) opening out to 
a landscaped roof deck with panoramic views of Boston's inner 
and outer harbor, the Back Bay, Charles River, the universities of 
Cambridge, and the Belmont and Weston Hills. 

Residential Development
The bottom tier of the building will feature a mixture of 
efficiencies, one and two bedroom market rate and affordable 
apartments, and fully serviced one bedroom “executive” or 
“hospitality” suites. The apartments will cater to a broad and 
underserved market providing a mix of sizes, choice of lease 
period (weekly, monthly, yearly), a choice of furnishings, and 
the availability of hospitality services such as housekeeping, 
catering, concierge, and hotel-like guest suites when available. 
The apartment complex will have amenity space on the roof 
of 133 Federal Street and renters will be offered reduced rates 
for use of the Entrepreneur Innovation Center facilities and the 
Fitness Center.

Fitness Center 
A 20,000-square-foot fitness center in the 133 Federal 
building will be available to all tower tenants.

Art Park 
Celebrating Boston's arts community, an 
Innovation Sculpture Park which will be in the 
open space adjacent to 133 Federal Street. 

Green Amenity Roofs 
Both 133 Federal Street and the tower will provide green 
amenity roofs which will help reduce urban solar heat.

Innovative Restoration
The Rudolph Building at 133 Federal Street will be preserved 
and revitalized as innovative office space.

Parking
New underground parking will be provided for approximately 
450 cars, 100 of which will be reserved for condo owners and 
the balance will provide daytime parking for office tenants, 
retail patrons, Innovation Center users, and nighttime parking 
for residents.

COMBINING MULTIPLE USES: 
A TRUE MIXED-USE 
DEVELOPMENT

The Trans National Tower will be the 
most diverse mix of uses in any single 
property in Boston.
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DEVELOPMENT OF PROJECT VISION OVER 9 YEARS
Trans National's vision for the Project has evolved significantly 
over the last 9 years since it originally proposed an office 
tower, with ground floor retail and an enclosed town green 
public space. The evolution has been the result of extensive 
design and analysis, combined with a keen focus on what 
trends are driving market conditions as the City of Boston 
emerges as an innovation and technology hub. We will 
be incorporating best practices in urban planning as we 
look to deliver a valuable building block which contributes 
significantly to the City’s goal of 24/7 environment in the 
Financial District. The result is a development program that 
incorporates a greater mix of uses, replacing over 500,000 
square feet of office space contained in the previous project 
with a combination condominium units at the top of the 
Project, apartments and hospitality uses at the base. This 
Project retains the core of approximately 700,000 square feet 
of cutting edge commercial office space designed to meet the 
rapidly changing economic base of the CBD. 

In addition to changes in the commercial components of 
the Project, Trans National has also addressed the changing 
needs of the public realm, and has exchanged a more static 
town green with a highly activated Entrepreneur Innovation 
Center that will better serve the needs of today’s CBD tenants. 
There will be approximately 21,500 square feet of multiuse 
space on the first and second floors, designed to create a 
collaborative hub and public workspace for the growing 
number of individuals and innovation companies calling 
the Financial District home. Trans National's changes to the 
development program are not only driven by a desire to 
enhance the downtown public realm, but also demonstrates a 

EVOLUTION OF PROJECT, DEVELOPMENT 
TEAM HISTORY, AND PUBLIC OUTREACH

As a result of nearly a decade of 
development effort, this team 
has undertaken extensive market, 
environmental, and architectural 
studies and is ready to develop 
quickly. These previous studies assure 
certainty of execution and rapid 
speed to market.

highly innovative development strategy that has been recently 
tested and ensures the financial viability and certainty of the 
Project's execution by addressing the key economic drivers 
noted below:

• Technology & Innovation Tenants Driving Office Market 
Growth and the Shape of Modern Office: while financial 
and legal services tenants historically drove demand in 
the CBD, the markets rapidly changing complexion is now 
being driven by technology sector tenants. These tenants 
demand column-free wide open spaces, high ceilings, floor 
to ceiling window lines optimizing daylight and enhanced 
power and cooling;

• Demand for New Residential Options in the CBD: trends 
among families and empty nesters who want to remain or 
return to an urban living environment where they can live, 
work, and play, are driving rapid absorption of apartments 
and condominiums, demonstrated by economic metrics 
exceeding historical high water marks in rental rates and 
sales pricing. Reinforcing this is a long range demographic 
trend while supporting developer confidence even in light 
of residential deliveries well above historical norms;

• Demand for New Hospitality Options: significant growth 
in room rate and occupancy over the last 24 months, tied 
to increased demand for hotel rooms, which will only be 
exacerbated by the expansion of the Convention Center will 
drive demand for new hotel product over the coming years. 

SITE HISTORY
Trans National Properties and its Project Team have extensive 
knowledge of the Winthrop Square Site beginning with 
participation in the 2006 RFP process and continuing project 
design development through the end of 2014. Over those 9 
years, Trans National has invested millions of dollars to advance 
and refine a development program which has evolved into a 
highly viable, market tested, mixed-use program. Provided 
below are highlights of the work completed to date, that place 
Trans National years ahead of other RFI respondents: 

• Environmental investigations of the Garage and the Site, 
including identifying concerns and cost of abatement by 
GZA GeoEnvironmental;

• Site & Soil conditions, including compaction, subsurface 
materials/groundwater including site & civil assessments 
completed by Nitsch Engineering;

• Design development drawings for building and foundation 
completed by CBT Architects; 

11 5  W I N T H R O P  S Q U A R E  —  E X P R E S S I O N  O F  I N T E R E S T28  



• Traffic and Transportation studies completed by Howard 
Stein Hudson Associates;

• Consultation with FAA regarding Project height and an 
extensive report by Capitol Airspace Group;

• Preliminary Project Cost assessments by multiple Boston 
based General Contractors including Turner Construction, 
John Moriarty Associates and Suffolk Construction; 

• A highly advanced permitting package by Epsilon Associates.

ARTICLE 80 AND MEPA TOPICS
• Transportation: sufficient study has been done to assure 

that the proposed program will not cause undue traffic 
congestion at intersections; TDM program will be provided

• Wind: physical model wind tunnel studies showed effects of 
much taller building to be controllable at pedestrian level; 
the proposed project incorporates additional mitigation 
 
 
 
 
 
 

 

• Shadow: detailed shadow studies done for previous 
schemes help assure us that no adverse shadows will fall 
on the Common; shadow on Post Office Square is minimal; 
new studies will be undertaken to verify this

• Daylight: the project will not obstruct sky dome to a 
greater degree than its neighbors in the district

• Solar Glare: the building will not utilize reflective glazing; 
we are aware of the potential “focusing” of concave glass 
surfaces – the concave façade is north facing and will not 
receive substantial direct sunlight

• Air Quality: a model has been done for stationary 
emissions and potential site-generated noise – all will be 
controlled within statutory limits.

• Water Quality: roof drainage will be retained and reused 
on site substantially reducing use of potable water; any 
overflow will be treated before discharge to storm drains.

• Flood Hazard: the ground floor is well above 100 year 
flood; entrance to the underground garage is protected 
from potential inundation. 

• Ground Water: will not be pumped as a permanent solution.
• Geotechnical: deep foundations and excavation will be 

carefully controlled during construction.
• Solid and Hazardous Waste: contaminated soil is assumed 

to exist and will be properly disposed of off-site; no 
hazardous waste will be generated by building operations; 
proponent will commit to high level of recycling.

• Noise: studies have shown the building will comply with 
City, Commonwealth and HUD standards

• Green Building: the project will exceed LEED Gold 
for New Construction, and will be operated in a highly 
sustainable manner

• Urban Design: a thorough study of surroundings has 
been undertaken leading to the conclusion that the 
Innovation Walk of Stars is highly desirable as a mid-block 
pedestrian connector; proponent has embraced this and 
other UD conclusions

• Historic Resources: 133 Federal Street is not a listed 
structure; however the proponent intends to incorporate 
this innovative asset into the project and give this building 
new life and meaning

• Infrastructure Systems: previous studies have shown that 
sufficient capacity exists in water, sewer, storm drainage, 
electrical, communications, and other energy systems for 
the proposed program

• Tidelands: project is not located in Tidelands
• Development Impact: office use is a development impact 

use and as previously studied the proponent will comply 
with required exactions

• MEPA Thresholds: as previously determined, the project 
will exceed one or more thresholds and will require filing; 
as before the proponent expects joint filing and review of 
the PNF/ENF and/or DPIR/DEIR. 
 
 
 
 
 
 
 
 
 

PROACTIVE PUBLIC OUTREACH
Trans National Properties has already taken significant 
steps to begin an extensive public outreach program 
with stakeholders in the area, including its abutters (AW 
Perry, Equity Office Properties, Rockpoint Group, Boston 
Properties and Oxford Property Group), local business 
and neighborhood groups including the Boston BID 

Corporation, labor organizations including the Boston 
Metro District Building Trades Council, New England 
Carpenters and Unite Here Local 26 and will continue an 
proactive outreach process that places a high value on 
transparency and open dialogue with stakeholders that will 
benefit from this transformative development.
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Management & Coordination
As noted, we have had all design, environmental, legal, finance 
and marketing teams in place for several years. Team members 
have undertaken much work on this project over the last nine 
years; they have worked together under TNP’s direction; and 
this team is in the best position to provide the fastest speed to 
market and the most assured execution of this development.

All work will be coordinated by Justin Krebs, a seasoned 
development professional committed by TNP solely to this 
project. He will direct the Legal, Finance, and Marketing teams 
as they solidify the program. Epsilon will continue leading the 
Environmental Assessment and Entitlement effort and CBT will 
manage the consultant team providing Design, Permitting, and 
Pre-Construction services. CBT and Epsilon will work in close 
coordination with each other in managing the consultant team 
responsible for the Article 80 and MEPA filings.

This is an opportunity to produce a truly remarkable one-of-a-
kind project to showcase and anchor a new era in the Financial 
District. CBT has led the way with Boston’s first Platinum LEED 
office building at Atlantic Wharf and has been responsible 
for design of many of Boston’s signature projects such as 111 
Huntington, the award winning Government Center Garage 
Redevelopment, and Liberty Mutual’s new headquarters and 
stunning all glass pedestrian bridge.

The entire team looks forward to seizing this opportunity to 
create the flagship of a major new class of highly-amenitized 
mixed-use urban towers. The building’s prominence on 
the Boston skyline will be a new beacon of the resurgent 
Financial District anchored and revitalized by the Entrepreneur 
Innovation Center. 

133 Federal Street – Future Financial Technology Incubator
Trans National's commitment to the Project, and the scale 
and significance of what we propose is enhanced through its 
ownership of 133 Federal Street, a 12-story office building that 
resides on a .45 acre site abutting the Winthrop Square garage 
site. This site, when combined with the Winthrop Square 
garage site creates a 1.66 acre site, previously proposed 
for demolition, to create a larger and more expansive site. 
Although still under evaluation, Trans National’s conceptual 
design incorporates the existing building at 133 Federal Street 
into the development program to create a unified ground floor 
streetscape by connecting the two buildings. The proposed 
Project will strive to redevelop 133 Federal Street into a 
Base Zero office building designed to accommodate smaller 
Financial Technology and innovation economy driven tenants, 
who would benefit from their proximity and integration into the 
Entrepreneur Innovation Center and the amenities of the Trans 
National Tower. Although the development concept presented 
proposes the redevelopment and integration of the existing 
133 Federal Street Building into the Project, Trans National 
would be open to evaluating the demolition of the building, if 
greater public and private benefits could be achieved.

Trans National is so committed to make this project a reality 
that its permitting consultant Epsilon has completed a draft 
Project Notification Form, that with input from the BRA upon 
award of the Tentative Developer designation, could be 
updated and submitted within 60 days or less.

TECHNICAL APPROACH:
A DECADE OF DEVELOPMENT KNOWLEDGE

Combining 133 Federal Street  
with 115 Winthrop Square and 
the extensive pre-development 
knowledge, allows Speed to Market 
and Certainty of Success.
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Schedule
Trans National Properties will pursue a very aggressive 
schedule to meet the pent up demands of the market. 

Upon award of development rights we will immediately firm 
up program and schematic design, meet with BRA design 
and development staff and submit an Enhanced Project 
Notification Form seeking waiver of further review.

Design work will continue throughout the review period so that 
upon receipt of the Preliminary Adequacy Determination, the 
MEPA Secretary’s Certificate, and transfer of the property to 
TNP, abatement and demolition of the garage structure and 
site preparation work can begin promptly.

Demolition will be followed immediately by soil 
characterization, excavation and foundation work while 
structural steel is being fabricated. Vertical construction can 
then begin as soon as foundations are completed.

The building is estimated to require 36 months to complete. 
As shown by the schedule below, this will allow beneficial 
occupancy in the Fall of 2019.

Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1

2015 2016 20182017 2019 2020

1 Selection as Tentative Developer 
Jun 1, 2015 

2 Land Disposition Agreement 
Oct 1 2015

3 Design Development 
Jul 1 2015–Nov 1 2015

4 Article 80 Entitlement 
Sep 1 2015–Mar 1 2016

5 Construction Documents 
Dec 1 2015–Sep 1 2016

6 Garage Demolition &  
Site Preparation 
Mar 1 2016–Jul 1 2016

7  Commence Up/Down Construction 
Jul 1, 2016

8 Core & Shell Construction 
Jul 1 2016–Jul 1 2019 
Low/Mid-rise Interior Buildout 
High Rise Interior Buildout

9 Construction Completion 
Sep 2019
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LEADING THE WAY WITH SUSTAINABILITY

High Energy Performance Features
• Target 10% better than Stretch Energy Code
• High visible light transfer / low heat transmission glass
• High efficiency heating and cooling systems
• Superior insulation in walls and roof
• Premium motors on all central plant equipment
• Co-generation plant for base heating loads
• Energy recovery ventilation system
• Free cooling on all fresh air systems
• 2-story structures with indoor/outdoor green walls 

produce oxygen/filter nano-particles
• Green roofs

Sustainability Features
• Minimum LEED Gold Certification
• Target Platinum LEED Certification
• Electric Car Charging from solar panels
• Low water use fixtures throughout
• Capture and re-use of rainwater
• Bicycle parking and changing facilities
• Hubway bicycle station at Devonshire St.
• Zip-Car Station
• Access to Public Transportation
• Individual metering of all utilities
• Enhanced Commissioning
• Reduced Parking
• Shared Parking
• Locally sourced building materials
• Used recycled materials
• Non-VOC paint and adhesives 
• Green housekeeping 

Resilience Features
• Target: to meet Mayor’s Challenge
• Ground Floor entry above potential storm surge
• Critical utility infrastructure protected 
• Glass to with-stand high winds
• Added back-up power capacity and duration
• Redundant systems
• Roof-mounted Emergency Generator
• Fire-fighting water supply on site
• Hazard monitoring and communication system
• Designed for greater frequency of intense storms
• CoGen and solar arrays provide on-site heat and 

power for residents in the event of grid interruption 
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Support of Financial Commitments
In addition to the advanced permitting and design development work, Trans 
National with the assistance of Holliday Fenoglio Fowler conducted an extensive 
process during the second half of 2014 to vet the overall viability of the design and 
programming, financial assumptions and capital structure of the proposed Project 
with local and nationally recognized potential co-developer partners and financial 
institutions. The result was confirmation that Trans National's development proposal 
is a highly viable project based on its current underwriting assumptions, which will 
generate significant interest from potential joint venture equity/co-development 
partners, and financial and lending institutions. The Project will meet the current 
market demands of both commercial office tenants and those wishing to reside in 
the Financial District. Included in this RFI is a Letter from Holliday Fenoglio Fowler 
(page 39) reinforcing the financial viability and certainty of achieving debt and equity 
commitments to break ground on this Project shortly after achieving entitlements. 

Good Standing
Good Standing Certification. By its signature below, the Proponent certifies that, 
as of the date hereof, it, its principals and its affiliates involved with the Project 
(collectively, the “Proponent Parties”) are each: (i) in good corporate standing with 
the City of Boston and Commonwealth of Massachusetts, as applicable, with respect 
to any Proponent Party that is an entity, (ii) in good fiscal standing with the City of 
Boston and Commonwealth of Massachusetts as applicable, and (iii) current with 
respect to any and all taxes, charges and assessments levied by the City of Boston 
with respect to such Proponent Party.

SIGNED under the penalties of perjury as of April 10, 2015.

TRANS NATIONAL PROPERTIES, LLC,  
a Delaware limited liability company

 
 
 
By:  

Name:  Steve Belkin 
Title: President, Trans National Properties , LLC

CAPACITY TO EXECUTE THE PROJECT

11 5  W I N T H R O P  S Q U A R E  —  E X P R E S S I O N  O F  I N T E R E S T 33 



Trans National Properties
Trans National Properties (“TNP”) is an affiliate of Trans National 
Group, a company founded by Steve Belkin in 1974. Trans 
National Group’s primary business over the past 40 years has 
been the growth and management of multiple $100+ million 
businesses in the travel/leisure and financial services sectors. 
As an adjunct to these businesses, Steve Belkin and TNP have 
managed and owned Boston real estate, including its current 
portfolio consisting of several office buildings in the Fenway 
and 133 Federal Street in the Financial District. Steve also 
owns and operates the 180-acre Belkin Family Lookout Farm in 
South Natick and an additional 107 acres of farmland in Berlin, 
Massachusetts. Belkin Family Lookout Farm is the longest 
continuously operating commercial farm in the country. 

Justin Krebs will be leading the Trans National Properties 
team on the 115 Winthrop Square development. Justin is 
a seasoned Boston developer who previously opened and 
built Normandy Real Estate Partners Boston real estate 
platform, which exceeded $2 billion and 5 million square feet 
of commercial property. During his tenure, he lead many high 
profile projects including the 2009 repositioning of the John 
Hancock Tower, the redevelopment of the Ames Hotel, and 
the permitting, construction and delivery of the 378-unit Troy 
Boston residential project in the South End. In addition, he 
has an exceptional track record of developing headquarters 
and large corporate facilities for the Commonwealth's leading 
technology companies, including Trip Advisors Global 
Headquarters in Needham and Adobe's LEED Certified 
Platinum project in Waltham. Previous to Normandy, Justin 
was a Senior Vice President at JP Morgan where he lead 
over $5 billion in acquisitions and developments on the East 
Coast. TNP’s team is further enhanced by Paul Malnati, TNP’s 
Senior Vice President Real Estate, who has lead the Asset 
and Property Management of TNP’s real estate portfolio for 
over 20 years, and Bill Weidlein, Trans National Group’s Vice 
Chairman who has overseen the real estate portfolio since its 
inception. Both Malnati and Weidlein were extensively involved 
in the 2006 RFP and have a deep knowledge of the 115 
Winthrop Square site.

PROPERTIES, LLC

Toll Brothers, Residential Development Team Member
Based in Horsham, PA, Toll Brothers is a full service residential 
real estate development company with communities in 50 
markets and 19 states. For over 48 years, including more than 
29 years as a public company (NYSE: TOL), Toll Brothers, has 
acquired, developed, marketed, and operated a wide variety 
of residential and commercial real estate projects. Toll Brothers 
has one of the industry's strongest balance sheets. On January 
31, 2015 (the end of the first quarter of its fiscal year 2015), the 
Company had more than $510 million of cash and marketable 
securities and approximately $933 million available under its 
$1.035 billion, 15-bank credit facility, total assets of $8.4 billion, 
and shareholders' equity of $4.0 billion. Toll Brothers has raised, 
through both the capital markets and project-level financing, 
more than $4 billion over the last five years and has also 
successfully structured, financed, and managed numerous joint 
ventures. The company owns and operates its own architectural, 
engineering and development subsidiaries. Toll Brother 
operates two multi-family affiliates, Toll Brothers City Living, its 
“for-sale” condominium division and Toll Brothers Apartment 
Living. Since inception in the metro markets of New York City, 
Philadelphia, and Washington, DC, the Toll Brothers City Living 
division has built and sold nearly 3,700 condominium units in 28 
buildings, with over 760 units in 9 buildings under construction, 
and has approximately 1,050 units in 7 buildings in planning. Toll 
Brothers Apartment Living has nearly 2000 rental units under 
construction and approximately 3000 units in its development 
pipeline, in addition to an extensive portfolio of rental projects it 
owns and manages.

See Letter of Intent on page 38.

DEVELOPMENT TEAM
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CBT / Childs Bertman Tseckares, Executive Architect
CBT / Childs Bertman Tseckares Inc. is a design firm providing 
services in architecture, urban design and interior design. 
Founded in 1967, the firm’s practice ranges from major office 
towers and urban district renewals, to multi-family residential 
structures and developments, to a host of academic, 
civic, institutional and hospitality projects. This variety of 
experience, much of it in the city of Boston, provides the 
Trans National Place team with a unique local design partner 
capable of delivering a visionary project in a complex 
development environment. 

CBT has taken a pioneering stance on issues related to urban 
design and architecture that have significantly influenced the 
development of the City of Boston and the surrounding region. 
Our unique design sensibility, strategic consensus-building, 
and excellent communication and presentation methods have 
helped clients create world class design visions that are singular 
in their expression and contribute to the evolution of the city. 

CBT has worked on this project with prominent national 
and international structural and MEP engineering practices 
including ARUP Associates, Leslie E. Roberts Associates, 
McNamara/Salvia, WSP Flack and Kurtz, and Buro Happold. As 
the project moves into more detailed schematic design phases 
a team will be formed from these consultants and others 
in specialized topics such as elevators, façade fabrication, 
lighting, acoustics, life safety, sustainability and resiliency. All 
design, permitting and construction work will be seamlessly 
coordinated by CBT. 
 

Principal David Hancock, AIA, ASLA, LEED AP will serve as 
Managing Senior Principal. David is an architect, landscape 
architect, urban designer, and has led design teams working 
on large civic planning projects for large scale real estate 
developments. He has a managed numerous large, multiple 
building, mixed-use, multi- phased real estate developments.

David Nagahiro, AIA, LEED AP, will serve as Design Principal 
bringing a comprehensive view in developing a “vision 
to practicality” approach to master planning. His intuitive 
thinking at multiple scales affords great diversity and vitality in 
developing urban design solutions.

Richard J. Bertman, FAIA, LEED AP, will serve as a 
Collaborating Principal. Richard brings award-winning design 
expertise for innovative mixed-use commercial projects as well 
as a deep knowledge of Boston and significant experience with 
the BRA and approvals process.

Joseph Bettencourt, AIA, will serve as Project Designer and 
will develop the project concept and design vision, working 
with the team to translate ideas into built form. Joe is both an 
architect and urban designer and will help push all aspects of 
the project to maximize design value for the Client and the 
City of Boston.

Penthouse at the Clarendon Atlantic Wharf22 Liberty Wharf
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Epsilon Associates, 
Permitting Consultant 
Epsilon Associates, Inc. is an engineering 
and environmental consulting firm 
located in Maynard, MA. Epsilon will 
provide permitting and planning 
services. Their team of experienced 
planners, engineers, and environmental 
scientists provides a wide range of 
services, including the preparation of 
environmental impact reports for urban 
development projects, wetlands and 
coastal permitting, historic preservation 
compliance, and due diligence services 
for operating energy and industrial 
facilities. Epsilon has extensive 
experience in guiding large real estate 
development projects through the 
regulatory process.

Harbinger Development, LLC, 
Hotel Advisory Consultant 
Harbinger is a private real estate 
development and advisory with offices 
in Wellesley, MA specializing in Hotel 
Development. Harbinger develops 
and advised on complex, urban real 
estate projects with a focus in Hotel 
mixed-use investments having working 
on the development of 1,030 hotel 
rooms in greater Boston. Managing 
Partner Eamon O'Marah developed 
and remains an Owner of the 115-room 
Ames Hotel in Boston with Normandy 
Real Estate Partners.

Jones Lang LaSalle, Hotel 
Capital Markets Advisor
JLL's Hotels & Hospitality Group 
serves as the hospitality industry’s 
global leader in real estate services 
for luxury, upscale, select service and 
budget hotels; timeshare and fractional 
ownership properties; convention 
centers; mixed-use developments and 
other hospitality properties. In the last 
five years, the team completed more 
transactions than any other hotels and 
hospitality real estate advisor in the 
world totaling more than US $48 billion, 
while also completing approximately 
4,500 advisory, valuation and asset 
management assignments. The group’s 
hotels and hospitality specialists provide 
independent and expert advice to clients, 
backed by industry-leading research.

DLA Piper, Permitting & 
Land-Use Legal Counsel 
DLA has handled many of the most 
complex, high-profile real estate 
transactions in the nation, helping our 
clients implement effective strategies 
for addressing their real estate related 
needs. The Boston office of DLA Piper, 
with 30 real estate lawyers and deep 
roots in the city’s real estate industry, 
is a key component of the firm’s highly-
regarded US and global real estate 
practices. DLA offers a full range of 
transactional, development, leasing 
and advisory services for cutting-edge 
transactions and projects in Boston, the 
United States and throughout the world. 

Cushman & Wakefield 
Leasing Advisor 
Cushman & Wakefield advises and 
represents clients on all aspects of 
property occupancy and investment. 
C&W offers a complete range of services 
to its occupier and investor clients for 
all property types, including leasing; 
sales and acquisitions; equity, debt and 
structured finance; corporate finance 
and investment banking; appraisal; 
consulting; corporate services; and 
property, facilities, project and risk 
management, C&W’s Boston office 
employs approximately 110 professionals 
and offers a full suite of real estate 
services to its clients, including Leasing, 
Capital Markets, Valuation and Advisory, 
Corporate Occupier and Investor 
Services and Global Consulting.

Holliday Fenoglio Fowler, Debt & 
Equity Capital Markets Consultant
HFF incorporates capital markets 
knowledge with local real estate 
knowledge to successfully complete 
any type of real estate transaction, 
regardless of size or complexity. In 2014, 
HFF closed more than $65 billion in over 
1,823 transactions – across its debt and 
equity placement, investment sales and 
loan sales platforms – with the Boston 
office of HFF closing approximately $7.7 
billion in 109 transactions across during 
the same time period. HFF maintains 
formal, long-term relationships with 
virtually every capital provider including, 
lenders, equity investors and advisors.

KEY SUBCONSULTANTS
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Trans National Properties has interviewed three of Boston’s top contractors, 
including Turner Construction, John Moriarty & Associates and Suffolk Construction. 
These General Contractors have provided input to the project design and 
preliminary construction pricing estimates. Trans National after its selection as 
Tentative Developer would look to begin an open interview process, including those 
listed above and 2 to 3 additional Boston based General Contractors to provide 
Pre-Construction, General Contractor and Construction Management Services. 

Trans National would select the best General Contractor for the Project based on 
a merit based system, which would look to financial capacity, current projects and 
pipeline, proposed project team and relevant experience. Trans National would look 
to bring its General Contractor on immediately after its interview process in order to 
benefit from Pre-Construction input on design, construction and cost estimating.

GZA GeoEnvironmental 
Environmental & Soils Consultant 
Founded in 1964 as Goldberg-
Zoino & Associates, Inc., a soils and 
foundations specialty consultant, GZA 
GeoEnvironmental, Inc. (GZA) has grown 
into a full-service company providing its 
clients with highly diversified technical 
services supporting our core practice 
areas. GZA employs 580 engineers, 
scientists, and technical support staff in 
27 offices in the U.S. (primary operations 
in Northeast, Mid-Atlantic, Mid-West, 
and Appalachian regions) and is currently 
ranked #116 in the ENR’s 2014 Top 500 
Design Firms list and #95 in ENR’s annual 
list of the top 200 environmental firms. 
GZA is an employee-owned firm with 
gross revenues last fiscal year of $124 
million, a record in our 50-year history. 

Nitsch Engineering, 
Civil Engineer
Nitsch Engineering, Inc. specializes in 
civil engineering, land surveying, traffic 
engineering, planning, and GIS services. 
The firm was established to provide 
comprehensive solutions for an array of 
site and development project issues, and 
is now a national industry leader in the 
design and implementation of sustainable 
site design and green infrastructure 
practices. Their experience in the City 
of Boston – over 900 projects – has 
given them an in-depth understanding 
of the City’s needs and requirements, 
particularly when it comes to site 
permitting. Nitsch is a certified Woman-
owned Business Enterprise (WBE).

Howard/Stein-Hudson, Traffic 
& Transportation Engineer
Howard/Stein-Hudson (HSH) provides 
traffic engineering, transportation 
planning, civil engineering, and public 
involvement/strategic planning for 
municipalities and other public agencies, 
institutions, design and construction 
firms, developers, corporations, law firms, 
and environmental consultants. We’re 
more than engineering experts at HSH – 
we’re the keystone of complex projects. 
Our tightly integrated relationships with 
clients and reviewing agencies ensure 
that sophisticated projects succeed 
swiftly and efficiently, no matter the 
scale. HSH practices a closely engaged, 
collaborative nature enabling us to 
provide exceptional project delivery, 
helping our clients shape the face of 
Boston and beyond for years to come.

CONSTRUCTION PARTNER
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One Post Office Square  Suite 3500  Boston, MA 02109
Tel 617-338-0990  Fax 617-338-2150  www.hfflp.com

April 8, 2015 

Mr. Brian Golden
Director
Boston Redevelopment Authority
One City Hall Square, 9th Floor
Boston, MA  02210

RE: Trans National Properties – Proposed Project for 115 Winthrop Square

Dear Brian,

I am writing you at the request of Steven Belkin and the Trans National Properties Team to 
establish my opinion of  the financial viability of their proposed Trans National Tower 
(”Project”) for the 115 Winthrop Site in combination with the property Trans National owns at 
133 Federal Street. HFF was hired in the Spring of 2014 to provide preliminary financial and 
underwriting analysis, guidance on potential debt & equity financing structures, and to conduct a 
RFP process for a co-developer. The process of seeking a co-developer garnered strong interest 
from leading developers on a national and local level for the proposed program and the market 
feasibility of the Project. 

After this process and based on our understanding of Trans National Properties preliminary 
underwriting and financial structure I can confirm that the Trans National Tower is a project that 
will attract interest from debt and equity capital providers. Subject to market conditions and 
finalized Project costs, I am confident that HFF will be able to secure the required project-level 
financing required to make the Project a reality, and serve as a vital catalyst to the revitalization 
of the Financial District.    

Regards,

John Fowler
Executive Managing Director



 Disclosure Statement Concerning Beneficial Interests 
 
(1) Name of Project:  115 Winthrop Square 
 
(2) Location: 115 Winthrop Square (a/k/a 115 Federal Street), Boston Proper  
 
(3) Applicant: Trans National Properties, LLC, 
  a Massachusetts limited liability company 
  Two Charlesgate West 
  Boston, MA 02215 
 
(4) I hereby state, under the penalties of perjury, that the true names and addresses of all Persons who have a Beneficial Interest (including the 

amount of their Beneficial Interest accurate to within one-tenth of one percent if such interest exceeds one percent) in the above-listed 
property are listed below in compliance with the provisions of Article 80, Section 80B-8, of the Boston Zoning Code. 

 
 NAME AND RESIDENCE OF EACH PERSON WITH SAID BENEFICIAL INTEREST (continue on separate sheet if necessary): 
 
  Beneficial Interest 
 Name: Percentage *    

  
 Steven B. Belkin TBD% 
 8 Rocky Ledge 
 Weston, MA 02493 
 
 Joan Belkin TBD% 
 8 Rocky Ledge 
 Weston, MA 02493 
 
 Julie Belkin Rand TBD% 
 11 Hawthorne Road 
 Wellesley, MA 02481 
 
 Amy Belkin TBD% 
 1280 Washington Street 
 Boston, MA 02118 

 
 * Note: Belkin Family of Steven, Joan, Julie and Amy will own 100%, and estate planning will determine final % per family member, and will be 

determined and disclosed at a later date. 
 
 Justin D. Krebs        0%1 
 390 Commonwealth Avenue, PH 4 
 Boston, MA 02215 

1 -  Justin D. Krebs does not presently own a percentage interest in Trans National Properties, LLC, but has a contractual arrangement to invest a portion of his compensation in the Project, and if that occurs we 

will supplement the disclosure. 
 
     
(5) The undersigned also acknowledges and states that except as stated below, none of the above-listed individuals is an official elected to public 

office in the Commonwealth of Massachusetts, nor is an employee of the State Department of Capital Asset Maintenance and Management. 
 
(6) I hereby state, under the penalties of perjury, that the names and addresses of all firms and professional corporations employing attorneys, 

real estate brokers, architects, engineers, planners, or surveyors, and all other agents who have acted on behalf of any of the foregoing with 
respect to the application for Zoning Relief on the above-listed property are listed below in compliance with the provisions of Article 80, Section 
80B-8, of the Boston Zoning Code. 

 
 NAMES AND ADDRESSES OF ALL FIRMS AND PROFESSIONAL CORPORATIONS, AND AGENTS WHO HAVE ACTED ON SAID 

APPLICATION (continue on separate sheet if necessary): 
 
 This Disclosure Statement Concerning Beneficial Interests is not submitted with an application for Zoning Relief.  The only firm that has 

assisted with this Disclosure Statement is as follows: 
 
 DLA PIPER LLP (US) 
 33 Arch Street, 26th Floor 
 Boston, Massachusetts 02110 
 
 SIGNED under the penalties of perjury as of April 10, 2015. 
 

 
TRANS NATIONAL PROPERTIES, LLC,  
a Delaware limited liability company 
 
 
By:        
 Name: Steven Belkin 
 Title: Chairman 

                                                 
 





Trans National Properties, LLC 
2 Charlesgate West 
Boston, MA 02215 
617.262.9200


