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1 
Project Change Description  
In accordance with Article 15 of the City of Somerville Zoning Code (the “Zoning 

Ordinance”), Boynton Yards LandCo LLC (a joint venture between DLJ Real Estate 

Capital Partners and Leggat McCall Properties LLC, collectively the “Proponent”) 

respectfully submits this Master Plan Special Permit Amendment (the “MPSP 

Amendment”) to describe the proposed changes to the project originally approved 

by the Somerville Planning Board on February 4, 2021 (the “Approved MPSP”).  

The purpose of this MPSP Amendment is to document the program modifications 

proposed to the Approved MPSP that result from the addition of the properties 

located at 561 Windsor Street (the “Taza Building”) and 0 Windsor Place (an existing 

surface parking lot), and the proposed design modifications to Building 3, and 

Building 6 (formerly Building 4). The inclusion of these two properties as part of the 

MPSP Amendment increases the Development Site to a total of 7.93 acres (the 

“Development Site”). 

Throughout the permitting process, the Project as a whole has been designed to 

transform the underutilized properties that make up the Development Site, which 

previously contained a mixture of industrial uses such as automotive repairs, vehicle 

salvage storage, and dispatch and storage for Gentle Giant Moving Company, into a 

vibrant urban mixed-use neighborhood that will create both residential and 

employment opportunities. It will also provide a significantly upgraded streetscape 

and public realm with multiple new passive and active public spaces. The Approved 

MPSP as modified by this MPSP Amendment will consist of a smart growth, mixed-

use, transit-oriented development (TOD) of six new buildings that includes 

residential, office, lab, and retail uses; new civic space; a shared-street thoroughfare; 

and below-grade parking.  

Building 1, associated with Phase 1 of the Project, is under construction with 

completion anticipated in Q1 2022. Additionally, on October 7, 2021 the Planning 

Board issued a decision approving two Site Plan Approval applications that will allow 

the Proponent to advance the design and construction of Building 2 on the west 

edge of the Development Site, and Civic Space 1 between Buildings 1 and 2. As 

described in more detail herein, the MPSP Amendment is intended to document the 

proposed design, program, and phasing modifications to the Approved MPSP. 

Please refer to Section 1.2 for additional details on the status of City of Somerville 

Review.  

Key modifications to the Project include: 

› An updated phasing schedule that will result in a one master-planned 

development project to be constructed in three phases (formerly four phases), 

with construction anticipated to be undertaken over four to six years; 
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› Approximately 30,000 SF of commercial uses formerly proposed in Building 3B 

will be consolidated into one, approximately 381,000 SF commercial building 

(Building 3), on one zoning compliant building lot.  

› The addition of the existing Taza Building at 561 Windsor Street, (herein this 

application known as the Taza Building, or “Building 4”), which is an 

approximately 95,000 SF commercial building that will be maintained and will 

be added to the Boynton Yards Master Plan. Over time Building 4 could 

incorporate future arts/creative enterprise (“ACE”) uses to further support the 

local creative economy that is a defining characteristic of the broader Union 

Square neighborhood.  

› An increase in the size of Building 6 (formerly Building 4), in a smaller footprint 

than the Approved MPSP, to accommodate up to 110 additional residential 

units that will contribute to the creation of an 18-hour active neighborhood; 

› Construction of Building 5, a new commercial building that will house 

approximately 300,000 SF of office/lab/R&D, retail and ACE uses. 

› The provision of approximately 12,000 SF of additional publicly accessible civic 

space through the expansion of the civic space between Buildings 5 and 6 

(“Civic Space 3”), that will create a new neighborhood park, increasing the total 

to 58,400 SF of Civic Space. 

› A net increase of approximately 6,500 SF of retail uses compared to the 

Approved MPSP.   

› An increase of approximately 115 vehicle parking spaces on the Development 

Site.  

› A significant increase of approximately 5,200 permanent living wage jobs 

created in the life-sciences sector, transit- and energy-oriented/LEED Platinum 

Certified buildings. 

The following chapter describes: the existing site conditions and status of the build-

out of Phase 1 of the Project; the status of city and state review; provides a 

comparison of the changes to Phase 4 to the Approved MPSP proposed by the 

Proponent; and a presentation of an updated schedule and a summary of public 

benefits associated with the Project. This chapter also provides a discussion of 

community outreach and agency coordination activities conducted for the Project. 

1.1 Existing Conditions and Project Update 

1.1.1 Existing Conditions Description 

The Development Site previously defined in the Approved MPSP was bounded by 

the Massachusetts Bay Transportation Authority (MBTA) Commuter Rail and Green 

Line extension train tracks to the north, South Street to the south, Harding Street to 

the east, and Windsor Street to the west. The Development Site is bisected by an 

existing vehicular access drive, which is currently privately owned land with existing 

access and utility easements. Existing structures on the Development Site presently 



Boynton Yards Master Plan Special Permit Amendment 

    1-3     Project Change Description  

 

include an approximately 15,000 SF two-story commercial building, two surface 

parking lots, and two single-story warehouse/distribution buildings of approximately 

32,000 SF. 

The MPSP Amendment proposes to expand the Development Site from the 

previously approved 6.80 acres to include the Taza Building to the west of the 

previous Development Site and 0 Windsor Place, an existing surface parking lot to 

the north of Building 2, resulting in a total proposed Development Site Area of 7.93 

acres.  

The approximately 95,000 SF Taza Building is currently home to the Taza Chocolate 

Company, among other commercial tenants. This lot is located on the western end 

of the Development Site and is bounded by Windsor Street to the east, Windsor 

Place to the north, the Nissenbaum Parcel to the west, and a surface parking lot to 

the south. The existing Taza Building includes five parking spaces along the northern 

side of the building fronting Windsor Place. Although the Taza Building utilizes the 

vacant parking lot on the 0 Windsor Property to satisfy parking requirements for 

tenants of the Taza Building, it is exempt from providing an additional 77 

grandfathered surface vehicle parking spaces pursuant to a Planning Board Decision 

dated November 29, 2018.  

Refer also to Figure 1.3 for a plan depicting neighborhood context. Refer to Figure 

1.4 for an updated Existing Lot Plan depicting existing buildings, existing lot lines, 

and a boundary showing the previously approved Master Plan and the extent of land 

acquired by the Proponent that is the subject of this Master Plan Amendment (the 

“Ownership Boundary”). Appendix F outlines the preliminary lotting plan.  

1.1.2 Building 1 Construction Update 

Pursuant to previously issued approvals from the Somerville Planning Board and 

Zoning Board of Appeals, Building 1 (also known as “101 South”) and associated 

utility work is under construction with substantial completion anticipated by October 

2021. 101 South is located on Lot B1, which is located on the southern end of the 

Development Site and is bound by the existing vehicular access drive to the north, 

South Street to the south, and Earle Street to the east. Refer to Section 1.3.1 for a 

summary of the local review and approval process.  

1.2 Status of City and State Review  

1.2.1 Status of City of Somerville Review 

On November 8, 2018, the Proponent filed a Special Permit Site Plan Review for 101 

South Street (formerly known as Building 2), which proposed an approximately 

270,000 SF lab building with ground-floor retail and below-grade parking. On 

December 13, 2018, a decision was issued approving the SPSR request with 

conditions. 101 South Street subsequently received variance relief from the City of 

Somerville Zoning Board of Appeals to reduce the required parking and allow the 
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proposed height under the previous City Zoning Ordinance. Section 8.3.5(b)(iv) of 

the new Zoning Ordinance, adopted on December 12, 2019, (the “Zoning 

Ordinance”) allows development permitted under the previous zoning ordinance, 

such as 101 South Street, to be included in a proposed development site.  

On August 18, 2020 the Proponent filed a Master Plan Special Permit which 

proposed six buildings totaling approximately 1.365 million SF, including 

approximately 985,000 SF of commercial space and 340,000 SF of residential space 

(the “Approved MPSP”). The Approved MPSP also included a thoroughfare and 

multiple civic spaces that totaled approximately 46,000 SF. On February 4, 2021, the 

Planning Board issued a decision approving the MPSP with conditions. Refer to 

Figure 1.5a for a plan depicting the Approved MPSP.  

On June 24, 2021 the Proponent submitted two development review applications 

(DRA) to initiate the Site Plan review and approval process for Phase 2 of the 

Approved MPSP. The DRAs were to review and approve a proposed new 22,377 SF 

civic space known as “Civic Space 1,” and the construction of Building 2 (also known 

as “One Boynton”), the second of four pedestrian- and transit-oriented Class A 

lab/office buildings with up to approximately 330,000 SF of office, research and 

development, and lab enabled uses, retail space, and approximately 242 parking 

spaces beneath the building. On October 7, 2021, the Planning Board issued a 

decision approving the two DRAs with conditions.  

In 2021, the affiliates of the Proponent acquired the rights to the existing Taza 

Building at 561 Windsor Street and the associated surface parking lot at 0 Windsor 

Place resulting in the assemblage of the 7.93-acre Development Site that is currently 

proposed. On November 29, 2018 the Somerville Planning Board issued a decision 

with conditions granting a Special Permit with Site Plan Review that authorized the 

exterior rehabilitation of the existing Taza Building, proposed changes to the mix of 

uses to allow office, research/development (R&D), and ACE uses, and approved site 

plan enhancements such as improved landscaping, bicycle parking and the addition 

of a drop-off/pick-up area along the northern side of the building fronting Windsor 

Place. These improvements are underway with an anticipated completion date of Q3, 

2023. Refer to Appendix G for a copy of the 2018 Planning Board decision.  

In response to a request for interpretation dated March 12, 2021 pursuant to M.G.L. 

c. 40A, § 7 and Section 15.4.3 of the Zoning Ordinance, the City’s Director of 

Inspectional Services (who is the Building Official responsible for providing written 

interpretations of the Zoning Ordinance) confirmed in an email dated March 12, 

2021 that the proposed use of the Taza Building as ACE Uses within the BY Overlay 

complies with the requirements of (1) the then existing Section 8.3.12.f.iii.b by 

aggregating the ACE uses at the 561 Windsor Street Property and in the properties 

comprising the Master Plan to provide 10 percent of the commercial floor area in a 

Master Plan as ACE Uses; and (2) the then existing Section 8.3.12.f.iii.d by providing 

at least 100,000 leasable square feet of ACE Uses in the Master Plan. Subsequent to 

this interpretation, the above specified sections of the Zoning Ordinance were the 

subject of an amendment which retained the aggregation and other ACE 
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requirements, but consolidated the above aggregation provisions into a new Section 

8.3.12.e.  

1.2.2 Status of MEPA Review 

On April 30, 2020, the Proponent submitted an Environmental Notification Form 

(ENF) for the Project. On June 12, 2020, the Secretary of the Executive Office of 

Energy and Environmental Affairs (EOEEA) issued a Certificate on the ENF requesting 

the submission of a Draft Environmental Impact Report (DEIR). On October 15, 2020, 

the Proponent submitted a DEIR responsive to the scope thereof requested in the 

Secretary’s Certificate on the ENF. On December 21, 2020, the Secretary issued a 

Certificate on the DEIR requesting the submission of an FEIR. On March 15, 2021, the 

Proponent submitted an FEIR responsive to the scope requested in the Secretary’s 

Certificate on the DEIR. On April 30, 2021, the Secretary issued a Certificate on the 

FEIR determining that the Project adequately and properly complied with MEPA and 

its implementing regulations. 

The Proponent anticipates that a Notice of Project Change will be prepared and 

submitted to MEPA in Q1 2022. Please refer to Table 1-1 for a summary of the 

Proposed Project’s development program as compared to the Approved MPSP. 

1.3 Project Change Description  

The following section summarizes the proposed modifications to the Approved 

MPSP. Figure 1.5a presents the Approved MPSP site plan, and Figure 1.5b presents 

the proposed site plan. This MPSP Amendment proposes to construct the master-

planned development project in three phases (formerly four phases).  

The currently proposed Project will entail construction of six new buildings and 

maintenance of the existing Taza Building. Phase 2 will include the construction of 

Building 2, the construction of Building 3 and the construction of Civic Space 1 and 

Civic Space 2 and Thoroughfare 1. Since the Approved MPSP, the commercial uses 

formerly proposed in Buildings 3A and 3B are proposed to be constructed in a 

consolidated Building 3, which includes approximately 381,000 SF of commercial 

uses.  

Phase 2 will also include the approved exterior and site improvement work 

associated with the Taza Building, (Building 4). The existing approximately 95,000 SF 

Taza Building will be maintained and will be added to the Boynton Yards Master 

Plan in compliance with the requirements for such uses across the Development Site. 

Building 4 currently includes commercial uses, however over time Building 4 could 

incorporate future ACE tenants that include, but are not limited to, Artisan 

Production, Arts Exhibition, Art Sales & Services, Arts Instruction, Live/Work Space, 

Design Services, and Shared Workspaces. 

Given the previously approved office and lab uses and the continued demand for 

high-quality R&D/lab and life sciences space, the Proponent is now proposing that 

Phase 3 of the Project will include the construction of Building 5, a new commercial 
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building that will house approximately 300,000 SF of additional office/lab/R&D, 

retail and ACE uses.  

Phase 3 will also include the construction of the proposed residential uses within 

Buildings 6a and 6B (formerly known as Building 4a-c), which will occupy a smaller 

footprint than in the Approved MPSP, but the building envelope has been expanded 

to accommodate up to 450,000 SF (440 units) of residential uses that will contribute 

to the creation of an 18-hour active neighborhood. As described in Section 1.3.3, 

Building 6 will be constructed as two separate general buildings. 

Between Buildings 5 and 6, the proposed Civic Space 3 will be expanded to an 

approximately 19,146 SF neighborhood park that will further activate the district. 

This represents an increase of approximately 12,000 SF of civic space accessible to 

the public compared to the Approved MPSP. 

The Project proposes 115 new below-grade parking spaces that will replace the 

existing 77 surface parking spaces on the 0 Windsor Place lot and will support the 

increased residential density in Building 5, the proposed Building 5, and the ACE 

uses in the existing Taza Building. The existing five surface parking spaces along the 

northern side of the building fronting Windsor Place will remain to support the Taza 

Building.  

Cumulatively, the Project will provide approximately 440 residential units, 1,412,000 

SF of commercial space, and approximately 49,000 SF of retail/restaurant uses. 

Consistent with Article 8.3.11(f)(iii) of the City’s Zoning Ordinance, at least 10 percent 

of the total commercial floor area in the proposed Project will be dedicated to ACE 

principal uses. Table 1 below summarizes the Approved MPSP and proposed MPSP 

Amendment development programs.  

Exhibit A – Project Key Plan 

The Project Key Plan in Exhibit A below illustrates the location of the proposed 

buildings and thoroughfare on the Development Site. 
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The final mix of uses will vary depending on market conditions at the time the 

Project is constructed but will not exceed the maximum dimensions presented in 

Table 1-1 and the maximum impacts as analyzed herein this MPSP Amendment 

(Note: all dimensions are approximate). 

1.3.1 Proposed Development Program Comparison  

Table 1-1 below presents a summary of the Proposed Project’s development 

program as compared to the Approved Master Plan. Building 1 is under 

construction, with substantial completion anticipated in Q1 2022. No changes are 

proposed to Phases 1, 2 or 3 of the Project. 

Table 1-1 Proposed Development Program Comparison Table 

Use/Element Approx. Dimensions/Quantity1  

 MPSP Project Program Updated Project Program Change 

 Development Site 6.55 acres 7.93 acres +1.38 acres 

 Commercial  984,500 SF 1,363,000 SF +378,000 SF 

 Retail 42,500 SF 49,000 SF +6,500 SF 

 Residential   338,000 SF (330 units) 450,000 SF (440 units) +112,000 SF (110 Units) 

Total  1,365,000 SF 1,862,000 SF +497,000 SF 

 Below-Grade Parking 1,002 spaces            1,117 spaces +115 spaces 

1 Inclusive of all building space, including interior mechanical spaces, but excludes below-grade parking, and mechanical 

penthouse space. Net Floor Area (NFA) not yet defined.  

 

1.3.2 Proposed Thoroughfare 

Consistent with the Approved MPSP, the Proponent is proposing a new 

thoroughfare that will bisect the Development Site at the approximate location of 

the existing vehicular access drive. As depicted in Figure 1.4, this new thoroughfare 

(Thoroughfare 1) will be constructed on Lot T1. The alignment of Thoroughfare 1 is 

consistent with the required thoroughfares depicted in Map 8.3.12(b) of the Zoning 

Ordinance. With the acquisition of the surface parking lot at 0 Windsor Place, the 

proposed improvements along the north side of Thoroughfare 1 will be extended 

west to the intersection of Windsor Street and Windsor Place, along the northern 

edge of Lot T1.  

The Proponent intends to transfer the ownership of Thoroughfare 1 to the City. 

Refer to Section 1.6 for additional details on proposed streetscape and public realm 

improvements.  

1.3.3 Proposed Buildings 

This MPSP Amendment is intended to document the design, program, and phasing 

modifications proposed to the Approved MPSP. Table 1-2 below summarizes the six 
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new buildings proposed by the Master Plan, followed by additional details on 

Buildings 4-6. Refer to Figure 1.6 for a preliminary massing diagram.  

Table 1-2  Proposed Building Summary Table 

Building Building Type Typ. Floor Plate Area Lot # 

Building 1 N/A 30,000 SF 270,000 SF B1 

Building 2 Lab 34,000 SF 366,000 SF B2 

Building 3 Lab 31,750 SF 381,000 SF B3 

Building 41 N/A1 N/A1 N/A1 B4 

Building 5 Lab 28,000 SF 300,000 SF B5 

Building 6A General Building 

15,900 SF (base) 

9,600 SF (tower)  250,000 SF B6.1 

Building 6B General Building 

15,900 SF (base) 

9,600 SF (tower) 200,000 SF B6.2 

1 The existing 95,000 SF Taza Building will be maintained and will be added to the Boynton Yards 

Master Plan. 

Building 3 

Buildings 3 will be an approximately 381,000 SF commercial building constructed on 

Lot B3 at the southeast end of the Development Site. There will be four levels of 

below-grade parking beneath Building 3 with access from Earle Street. 

Building 4 

Building 4 is an existing approximately 95,000 SF commercial building located on Lot 

B4 that will be maintained and will be added to the Boynton Yards Master Plan. Over 

time Building 4 could incorporate future ACE uses. 

Pursuant to previously issued approvals from the Somerville Planning Board, the 

exterior rehabilitation of the existing building, along with site related improvements 

are underway with an anticipated completion date of Q3, 2023. 

Building 5 

Building 5 will be an 11-story (roughly 168 feet to top of structural roof), 

approximately 300,000 SF commercial building constructed on Lot B5 at the 

northwest end of the Development Site. There will be four levels of below-grade 

parking beneath Building 5 with access from an alleyway off of Thoroughfare 1. 

Building 6a and 6B 

Building 6A and 6B will be constructed at the northern end of the Development Site. 

As shown in Table 1-3 Buildings 6A and 6B will be separate buildings that will each 

comply with the Zoning Ordinance. Building 6A will be an approximately 20-story 

(210 ft.) approximately 250,000 SF residential building with 240 units located. 
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Building 6B will be an approximately 16-story (170 ft.) approximately 200,000 SF 

residential building with 200 units. Buildings 6A and 6B will be located on Lots B6.1 

and B6.2 respectively.  

There will be two levels of below-grade parking beneath Building 6A and 6B with 

access from an alleyway off of Thoroughfare 1. 

1.3.4 Zoning Compliance Summary 

The summary Table 1-3 below outlines conformance to key requirements of the 

Zoning Ordinance that are further detailed in Chapter 3, Zoning Compliance 

Narrative.   

Table 1-3  Zoning Compliance Summary Table 

Requirement Required  Code Section  Proposed Proposed % Compliant 

Total Buildout SF n/a n/a 1,862,000 n/a n/a 

Total Commercial SF n/a n/a 1,412,000 n/a n/a 

Total Residential SF n/a n/a 440,000 n/a n/a 

Total Site Area Minus 

Thoroughfares n/a n/a 290,894 n/a n/a 

# Dwelling Units n/a n/a 440 n/a n/a 

      

Civic Space  20% Min.1 Section 8.3.12.e.i  58,366 SF 20% Yes 

Non-Residential Uses  75% Min. Section 8.3.12.e.ii 1,412,000 SF 75% Yes 

Arts/Creative Enterprise 

Use  
10% Min. Section 8.3.12.e.ii.a 141,200 SF  10% Yes 

Commercial SF Per 

Dwelling Unit 
375 Ft / Unit Min. Section 8.3.12.e.iii 

3,209 SF / 

Unit 
n/a Yes 

Community Center 5% or 20,000 SF Section 8.3.11e.ii.b 20,000 SF1 n/a Yes 

Off-Street Parking 1,500 spaces Max. Section 8.12.k 1,117 spaces n/a Yes 

Affordable Dwelling 

Units (ADUs) 
20% Min. Section 12.1.7  88 Units 20% Yes 

# 3-Bed ADU Units 20% of ADUs Section 12.1.7 18 Units 20% Yes 

1 Consistent with the Approved MPSP, twenty thousand (20,000) gross square feet of commercial floor space must be 

reserved for a community center principal use(s) in Building 4 with direct egress to either Civic Space 2 or Civic Space 3. 

1.3.5 Civic Space  

The Proponent remains committed to developing the Development Site with as 

much publicly accessible Civic and open space as is feasible outside the building 

footprints. As described below, and as depicted in Figures 1.7-1.8, over half of the 

Development Site will be publicly accessible Civic and open space.  

Consistent with the Zoning Ordinance, the Project will provide at least 20 percent of 

the Development Site (excluding thoroughfares) as one or more Civic spaces. As 
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depicted in Figure 1.8, consistent with the Approved MPSP the Project proposes 

three distinct Civic spaces that are consistent with the typologies and design 

guidelines provided in Article 13 of the Zoning Ordinance and, in aggregate 

pursuant to Section 8, will satisfy the 20 percent Civic space requirement in the BY 

Sub-Area. The final dimensions and design of each proposed Civic space will be 

further defined during Site Plan Approval for each Project component.  

Consistent with Section 8.3.8 of the Zoning Code, all Civic space will be dedicated to 

the public in perpetuity by a covenant or other appropriate deed restriction or 

conveyed to the City. 

During Phase 3, the Project proposes to expand Civic Space 3 between Building 5 

and Building 6 to construct an approximately 19,085 SF neighborhood park that will 

further activate the district. This represents an increase of approximately 12,000 SF 

of civic space accessible to the public compared to the Approved MPSP. 

Table 1-4 below summarizes the three new civic spaces proposed by the Project, 

followed by additional details on Civic Space 3. Refer to Appendix C for a copy of 

the updated Civic Space Study, which provides an analysis of existing Civic and open 

space resources within walking distance of the Development Site. 

Table 1-4  Civic Space Summary Table 

Civic Space Name Civic Space Type Area Lot # 

Civic Space 1 Neighborhood Park 22,377 SF C1 

Civic Space 2 Neighborhood Park 16,904 SF C2 

Civic Space 3 Neighborhood Park 19,085 SF C3 

Civic Space 3 

In the northern end of the Development Site located on Lot C3, the Project proposes 

an approximately 19,085 SF Civic space that can support a range of activities such as 

a dog park, adult fitness programs, and small-scale active recreation in addition to 

café terraces associated with the adjacent Buildings 4 and 5. Similar to the open 

space planned for 600 Windsor by another developer, Civic Space 3 is a south facing 

open space located on the north side of a primary east-west thoroughfare through 

the Boynton Yards Sub-Area. As such, the civic space has the potential to contribute 

significant shade from tree canopy cover to the public realm 

Civic Space 3 will open to Thoroughfare 1 on the south and has a strong axial 

relationship with Civic Space 1, to which it is aligned. The Proponent has expanded 

Civic Space 3 by approximately 12,000 SF since the Approved MPSP.  With the 

increase in area, the categorical designation of the Civic Space has changed from 

Pocket Park to Neighborhood Park.     

In aggregate, Civic Space 1 and Civic Space 3 have the potential to function as a 

continuous Neighborhood Park with a shared thoroughfare passing through it.  

Potential activities that Civic Space 3 can support include small scale informal or 
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active recreation on the lawn, outdoor dining, small group gatherings, and a 

community dog park. 

Consistent with the Planning Board’s decision on the Approved MPSP, the design of 

Civic Space 2 and Civic Space 3 will not preclude the potential for a future 

pedestrian bridge over the MTBA Fitchburg/Green Line rail right of way. 

1.3.6 Additional Open and Landscaped Area 

There are several opportunities for smaller scale open and landscaped areas 

throughout the Development Site. Refer to Figure 1.8 for an open space plan.  

As a component of Phase 1 that is currently under construction, the Project is 

delivering a plaza at the southern end of Building 1, fronting South Street and Earle 

Street, that will serve as a new gateway for pedestrians approaching the 

Development Site from Cambridge to the south. The plaza will include new 

landscaping and planting beds, and café seating that connects to the internal retail 

use. The plaza will be designed as a flexible space that can accommodate public art, 

food trucks or other pop-up activities. The plaza will be delivered with Building 1, 

which is expected to be completed by October 2021.  

As a component of Phase 2 that received Site Plan Approval on October 7, 2021, the 

Project proposes a plaza at the northwest corner of Building 2 that will serve as a 

welcoming zone that receives pedestrians approaching from Union Square to the 

west. The plaza includes bench seating and planting beds that create a landscaped 

gateway to Building 2, and the larger Boynton Yards Development Site. The plaza 

opens up into the arcade space which is a double height covered walkway that runs 

along the northern façade of Building 2 fronting Thoroughfare 1. 

The Project proposes a plaza to the south of Building 3 along South Street at the 

intersection of Harding Street, which will serve as a gateway into the neighborhood 

from the south and east. Additional details will be provided during site plan review 

for Building 3.   

Another plaza is envisioned to the south of Building 6 between the building and 

Thoroughfare 1. Additional details will be provided during site plan review for 

Building 6.   

Consistent with the Approved MPSP, throughout the Development Site the Project 

will significantly increase and diversify the urban tree canopy by proposing 

continuous street tree plantings along all the thoroughfares and by creating 

clustered shade tree plantings within the Civic spaces, plazas, and private landscape 

areas. The proposed trees’ shade, in combination with an increase in the amount of 

vegetative surface and light-colored pavements, will significantly reduce the 

Development Site’s urban heat island gain compared to the existing conditions, 

which are comprised of asphalt pavement or dark roof colors, and have little to no 

interior shade. The Project will provide newly planted native trees, drought-resistant 

plants, and shaded spaces throughout the Development Site. The Proponent is 

committed to working with the Public Space and Urban Forestry Division (PSUF) to 
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advance the landscape plan going forward to address the BYUDF (described in 

Section 1.12.4) goal of increasing tree canopy cover in the BY Sub-Area to at least 15 

percent following ten years of growth after full build-out. 

1.4 Streetscape Design and Public Realm Improvements  

The following section summarizes the streetscape design and public realm 

improvements proposed on Thoroughfare 1, Windsor Place, Windsor Street, and 

South Street. No changes are proposed to Earle Street or Harding Street, and 

therefore they are not included in this section. Refer to Figure 1.9 for a circulation 

and access plan, Figure 1.10 for a street section plan, and Figures 1.11a-d for street 

section plans.  

1.4.1 Thoroughfare 1  

As part of the Approved MPSP, a new thoroughfare will be constructed in phases 

from the intersection of Windsor Place and Windsor Street extending 725 feet to the 

east through the Development Site, where it will turn southward to connect at the 

intersection of Ward Street and Harding Street. Thoroughfare 1 serves as the 

Development Site’s primary pedestrian spine, and this critical east/west connection 

is designed to deemphasize vehicular travel while prioritizing pedestrians and 

bicyclists. The entire length of the thoroughfare will be designed as a shared street 

with a flush-curb condition. At the full build-out of the Boynton Yards Project, 

Thoroughfare 1 proposes three dedicated paver crossing areas that will be 

employed as traffic-calming measures while also offering a “festival street” condition 

to support special community events. Thoroughfare 1 will feature street trees, 

planting areas and new lighting that will enhance the pedestrian experience. 

Consistent with the Approved Master Plan, on street short-term parallel parking will 

be provided along Thoroughfare 1. Thoroughfare 1 will provide loading and service 

access, as well as access to below-grade parking for Buildings 5 and 6. 

With the acquisition of the surface parking lot at 0 Windsor Place, the proposed 

improvements along the north side of Thoroughfare 1 will be extended west to the 

intersection of Windsor Street and Windsor Place, along the northern edge of Lot T1. 

Refer to Figure 1.11a for a streetscape cross section of Windsor Street. 

1.4.2 Windsor Place 

Windsor Place is an existing public way, and is the western-most street that 

intersects with Windsor Street and Thoroughfare 1. Pursuant to previously issued 

approvals from the Somerville Planning Board, improvements to the southern side of 

Windsor Place fronting Building 4 are underway, which include enhancements like 

improved landscaping, bicycle parking and the addition of a drop-off/pick-up area. 

Refer to Figure 1.11b for a streetscape cross section of Windsor Place. 
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1.4.3 Windsor Street 

Windsor Street abuts the Taza Building (Building 4) to the east and Building 2 to the 

west. The public realm on the Building 2 side of the street will be widened to include 

an active frontage zone with a plaza at the intersection with Thoroughfare 1. 

Consistent with the Approved Master Plan, the streetscape improvements on 

Windsor Street will include a full pedestrian zone and a buffered and raised, 

separated bike lane along the eastern side of Windsor Street fronting Building 2. On 

the opposite side of Windsor Street, a buffered bike lane will be striped within the 

existing pavement width and within the limits of the work noted above. Refer to 

Figure 1.11c for a streetscape cross section of Windsor Street. 

1.4.4 South Street 

South Street is a major circulation corridor for the Project as the southern perimeter 

of the Development Site and longest abutting street within the neighborhood. 

Loading and garage access for Building 2 will initially be from South Street but 

would be shifted to a dedicated alley if South Street is realigned as contemplated by 

the City. The streetscape improvements along the Project’s South Street frontage 

include a full pedestrian zone and a slightly reduced-width furnishing zone given 

that the street’s right-of-way is an existing condition. Consistent with the Approved 

Master Plan, bicycle facilities along South Street will be enhanced with a raised, 

separated bike lane on the north side of South Street. On the opposite side of South 

Street, a buffered bike lane will be striped within the existing pavement width. Refer 

to Figure 1.11d for a streetscape cross section of South Street. 

Consistent with the Approved MPSP and as a component of Phase 2, the Proponent 

is advancing plans with the City to reconfigure the easterly segment of South Street 

between Harding Street and Medford Street so that it will allow for one-way 

eastbound traffic with two-way bicycle facilities. The Proponent understands that 

these are public roadways under City jurisdiction, and any such changes will need to 

be advanced by the City. The Proponent does not control the timing of the future 

realignment or reconfiguration of South Street, or the scope of the potential 

associated open space improvements associated with land outside the Development 

Site. 

1.5 Sustainability and Resiliency 

Buildings 2, 3, 5 and 6 will be designed to comply with the requirements of the 

Zoning Ordinance as shown in Table 1-5. 
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  Table 1-5  Sustainable Development Summary  

Building Required  Code Section  Proposed Compliant 

Building 2 LEED Platinum Certifiable 8.3.9.a.i LEED Platinum Certifiable Yes 

Building 3 LEED Platinum Certifiable 8.3.9.a.i LEED Platinum Certifiable Yes 

Building 5 LEED Platinum Certifiable 8.3.9.a.i LEED Platinum Certifiable Yes 

Building 6 LEED Platinum Certifiable 8.3.9.a.i Zero Carbon or PHIUS1 Yes 

1 PHIUS – Passive House Institute 

The following summarizes the overall approach to sustainable design, construction, 

and operation for the Project. Buildings 2, 3, 5 and 6 are being designed to comply 

with the Somerville Zoning Ordinance.  

› Buildings 2, 3 and 5 will include laboratory uses and will be constructed to 

meet the minimum requirements to achieve a LEED Platinum Certifiable level 

using the most current LEED Core and Shell rating system at the time each 

building is advanced.  

› Building 6 will include residential uses and will prohibit on-site combustion for 

HVAC and cooking uses and will be constructed to meet the standards of either 

Zero Carbon or higher from the International Living Future Institute, or PHIUS+ 

from the Passive House Institute. 

In compliance with Section 8.3.5(b)(ii) of the Zoning Ordinance, Buildings 1 and 4 are 

previously permitted developments included in this Development Site and are not 

subject to development standards as defined under Section 8.3.9 of the Zoning 

Ordinance.  

1.5.1 Carbon Neutral Assessment 

Somerville set a goal to be carbon neutral by 2050. The buildings are proposed to be 

Net Zero Carbon Capable. This approach allows for the feasible implementation of 

sustainable features today with the built-in ability to transform to fully carbon 

neutral in the future. This includes the capacity to deploy and upgrade an all-electric 

building systems infrastructure to take advantage of renewable resources on and 

off-site.  

Building 2, for which a Site Plan Application was submitted on June 21, 2021, is the 

first building to advance through site plan permitting following the Approved MPSP. 

As documented in the Site Plan Application, the Building 2 design currently includes 

air source heat pumps, which are optimally sized to generate the majority of the 

chilled water and heating hot water required to condition the building. Condensing 

boilers supply supplemental heating hot water under peak conditions. Eliminating 

the natural gas supply entirely may be challenging since the tenant labs require 

flexibility for conducting experiments and research. 

Buildings 3, 5 and 6 will be required to comply with the new State Energy Code that 

went into effect on January 1st, 2020. The applicable energy code will be IECC 

2018/ASHRAE 90.1-2016 with Massachusetts amendments. All buildings will be 
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designed to be low-energy buildings - including but not limited to features such as 

a high-performance envelope, high efficiency lighting and mechanical systems, and 

optimized controls - resulting in reduced demand and a low overall energy use 

intensity. Geothermal heat pumps are likely not feasible due to restrictions on the 

Project Site. Provisions for carbon offsets will be considered for non-electric 

infrastructure since laboratory buildings are exempt from all-electric HVAC/DHW 

systems. 

The Project components will be designed to be energy, water, and waste efficient, to 

reduce greenhouse gas emissions, and to mitigate the impacts related to climate 

change in the design, construction, and occupancy of the Development Site. 

Infrastructure will be included where applicable to transition to a future zero-carbon 

ready site.  

1.5.2 Climate Change Preparedness and Resiliency  

Climate change is expected to result in rising sea levels, more frequent storms, more 

extreme weather events, and increasing temperatures. The Proponent has 

considered the projected impacts related to climate change in early stages of the 

Project’s planning and design. Consistent with the Approved MPSP, the Project will 

incorporate a myriad of features that aim to increase the resiliency of the buildings 

and the Development Site, which are described in the following sections. The 

Proponent will provide a Sustainable and Resilient Building Questionnaire for each 

building during Site Plan Approval that documents climate vulnerability (as 

applicable), as well as proposed resiliency measures for each Project Component.  

Potential Resiliency Measures  

Consistent with the Approved MPSP the Proponent and Project Team plan to 

evaluate potential design elements to mitigate the effects of climate change as the 

design of each Project component progresses through Site Plan Review. Potential 

Project sustainability and resiliency measures include but are not limited to: 

Site Design Resiliency  

› The Project will construct over 2.4 acres of civic and open space designed to 

reduce impervious surfaces to reduce the risk of flooding and to promote the 

infiltration of stormwater runoff to increase the resiliency of the Development 

Site.  

› The Project will reduce the overall impervious surface area throughout the 

Development Site from 7.27 acres to 6.46 acres.  

› Development Site runoff will be collected by area drains on-site and new catch 

basins in the roadways, and a stormwater detention tank and pump station will 

be constructed by the City at the northeast corner of the Development Site.  

› Building 2, and all future buildings, will provide stormwater 

detention/infiltration systems to capture and retain runoff from their roofs.   
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› The Project will utilize green infrastructure measures, such as permeable paver 

zones and bioretention basins, that will be integrated into the landscape design 

of each building of the Project and, where feasible, within the thoroughfares. 

Refer to Figure 2.4 of Chapter 2, for proposed utility infrastructure, including 

proposed drainage connections and possible locations for stormwater BMPs 

› The thoroughfares will also employ “tree trenches” for street trees that allow for 

connected soil volumes below the furnishing zone that are able to store 

stormwater.   

› The Project will significantly increase and diversify the Development Site’s 

urban tree canopy by proposing continuous street tree plantings along all the 

thoroughfares and by creating clustered shade tree plantings within the Civic 

spaces and private landscape areas. The proposed trees’ shade, in combination 

with an increase in the amount of vegetative surface and light-colored 

pavements, will significantly reduce the Development Site’s urban heat island 

gain compared to the existing conditions 

› Building 2 incorporates 4,450 SF of additional landscaped area, including a 

green roof over the ground floor structure at the southeast corner of the 

building which helps reduce the surface temperature and thus heat island 

effect. 

Building Resiliency  

› The thermal comfort systems and controls for proposed buildings will be 

designed to meet the requirements of ASHRAE 55-2010 for all spaces that are 

regularly occupied.  

› Energy and Building Management Systems will be incorporated to control and 

monitor the building’s high efficiency mechanical and electrical equipment. 

› High-efficiency plumbing fixtures, WaterSense appliances, and roof rainwater 

capture/reuse will contribute to a reduction in potable water demand. 

› The Project’s building systems will be selected to reduce reliance on fossil fuels 

and to promote future use of clean energy production through the 

incorporation of ECMs and energy-efficient design strategies. 

› Redundant connections for domestic water and fire protection systems will 

ensure functionality in case of damage or other problems caused by extreme 

weather events.  

› Sewage backflow valves will be installed where required to prevent backflow 

into the building during rainstorms and floods to avoid building damage and 

maintain occupant safety and comfort.  

› Elevated equipment, where necessary and feasible, will ensure continued 

functionality in case of flooding. 
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1.6 Summary of Project Benefits  

The following section describes the public benefits that the Project will provide to 

the Boynton Yards Sub-Area, the Union Square Neighborhood, and the City of 

Somerville more broadly. 

1.6.1 Urban Design and Public Realm  

› The Project will revitalize an underutilized, industrial urban area. 

› The Project will provide a significantly upgraded streetscape, including new 

sidewalks, lighting, landscaping, and other public amenities to enhance the 

pedestrian experience. 

› At the ground level, retail, ACE, and active uses are planned to encourage a 

vibrant pedestrian environment. 

› The Project will create multiple passive and active public spaces with integrated 

and flexible seating to enjoy new café/restaurant uses, public art, opportunities 

for outdoor markets and vendors, and seasonal activities. 

› The Project will create over 2.4 acres of publicly accessible and sustainably 

designed open spaces. 

› The Project envisions providing opportunity for urban farming and a location 

for community gardening, nature-based play elements, and a family picnic area 

in Civic Space 2. 

› The Project will improve accessibility throughout the Development Site by 

creating a 6-foot unobstructed pedestrian zone along Thoroughfare 1, Windsor 

Street, South Street Earle Street and Harding Street that will comply with all 

accessibility requirements.  

› The Project proposes below-grade structured parking, replacing the existing 

expanse of surface parking on the Development Site. 

1.6.2 Sustainability and Resiliency 

› The Project focuses on reducing carbon output, minimizing energy usage, and 

implementing resiliency initiatives in alignment with the City’s goal to be 

carbon neutral by 2050. 

› Buildings 2, 3 and 5 will comply with the Zoning Ordinance, which requires that 

new laboratory buildings meet the minimum requirements to achieve a LEED 

Platinum Certifiable level through sustainable and high-performance building 

strategies. 

› Building 6 will comply with the Zoning Ordinance, which requires that 

residential buildings prohibit on-site combustion for HVAC uses, and meet the 

standards of either Zero Carbon or higher from the International Living Future 

Institute; or PHIUS+ from the Passive House Institute. 

› The Project will address climate change-related impacts, such as precipitation-

related flooding and the urban heat island effect, through the creation of a new 
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Civic space, the incorporation of new trees and drought resistant plantings, and 

the reduction of the Development Site’s overall impervious surface area from 

7.27 acres to 6.46 acres.  

› All proposed buildings at the Development Site will incorporate design features 

that will keep occupants and visitors safe and comfortable during extreme heat, 

such as using an efficient mechanical cooling system, coated façade glass, and 

window shading and coating that will reduce solar heat gain in the summer. 

Additionally, the Proponent will explore utilizing Passive House technology to 

create a highly insulated exterior wall system on Building 6. 

› The Project incorporates a significant number of infrastructure improvements 

to support the greater Union Square Neighborhood and BY Sub-Area.  

› Development Site runoff will be collected by area drains on-site and new catch 

basins in the roadways, and a sizeable subgrade stormwater tank and pump 

station will be constructed by the City at the northeast of the Development Site 

to address the neighborhood’s stormwater management initiatives focused on 

flood mitigation. 

› Building 2, and all future building will be designed so the finished floor 

elevation (FFE) is above the City’s 2070 flood elevation to reduce flooding-

related risk during an extreme weather event.  

1.6.3 Traffic and Transportation  

› The hierarchy of the proposed streets is intended to re-establish an urban grid 

while prioritizing pedestrians and bicyclists. 

› The proposed street grid and associated public realm improvements are 

intended to strengthen current and future connections between Webster 

Avenue to the west and Medford Street to the east, with a specific focus on 

providing improved pedestrian and bicycle connections to the future Union 

Square MBTA Green Line Station. 

› The Development Site’s perimeter streets will be improved to meet the City’s 

goals of providing a pedestrian-friendly, walkable environment in the area. 

These streets will receive street parking lanes, protected bicycle lanes, and 

expanded sidewalks to meet the intent of the City’s Zoning Ordinance. 

› The Project will include short and long-term bicycle parking storage in 

compliance with the City of Somerville’s guidelines to encourage cycling as a 

strong alternative transportation mode.  

› At least 15 percent of the total parking spaces provided in each commercial 

service vehicular parking facility, rounded to the nearest whole number, will be 

equipped with Level 2 electric vehicle (EV) chargers (or then current 

technology) when the garage opens for occupancy. The remaining 85 percent 

of the garage vehicle parking spaces must be EV Ready spaces.  

› In partnership with the City, the design of the Development Site acknowledges 

the City’s potential future goal of realigning South Street to provide a 

continuous connection between Medford Street and Webster Avenue. The 
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Development Site is designed to be modified at the time of this potential 

realignment, offering a pedestrian-focused streetscape and allowing Civic 

Space 1 to be expanded by others to meet the City’s goal of cohesive open 

space between South Street and Ward Street. 

1.6.4 Social and Economic  

› With smart growth in mind, the Project will transform Boynton Yards into an 

urban employment center and mixed-use neighborhood. 

› The Project will create over 5,200 on-site jobs relating to the office/R&D/lab, 

life sciences, retail, and parking uses, and over 1,000 construction jobs in a 

variety of trades. 

› Twenty percent of the future residential component of the Project will be 

comprised of affordable units with a wide range of unit sizes and types to 

accommodate families, single professionals, empty nesters, roommates, artists, 

and others, for a total of approximately 88 on-site affordable residential units. 

› Based on current projections, the Project will contribute approximately $30 

million in community benefit contributions including but not limited to 

contributions to the affordable housing trust, the Green Line Extension, and 

employment linkage.  

› Upon stabilization, the Project will generate approximately $15 million annually 

in new real estate tax revenues for the City of Somerville and significant State 

sales and business tax revenue to the Commonwealth; 

› The Project will incorporate a significant amount of ACE uses throughout each 

building. A portion of these spaces will be located at the ground level to foster 

a unique and vibrant art-focused experience to emphasize Somerville’s artistic 

and creative culture. 

1.7 Project Schedule and Phasing  

The Project will be developed as one master-planned development project to be 

constructed in three phases, with construction anticipated to be undertaken over 

four to six years. This timeframe may be extended depending on market conditions 

and the scope of each phase of construction. This section summarizes associated 

activities during each phase of construction. Refer to Figures 1.12a-d, which present 

a preliminary phasing plan for the Project that includes the conceptual sequencing 

of buildings, impervious area, and open space improvements.  

1.7.1 Phase 1 

There have been no modifications to Phase 1. As depicted in Figure 1.12a, Phase 1 of 

the Project involves the currently active construction of Building 1 and the 

construction of an interim open space to the west. Until the existing surface parking 

lot associated with Building 2 (Phase 2) is redeveloped, the full buildout of Civic 

Space 1 depicted in Figure 1.12b and Figure 1.12c will not be feasible. The interim 
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open space will provide a passive space for short-term activation opportunities. 

Phase 1 will also include the installation of new pavement, sidewalk and drainage 

inlets associated with the extension of Thoroughfare 1 that will be completed in later 

phases. The Phase 1 work described in this section is underway, with substantial 

completion anticipated by Q1 2022.  

As described in Chapter 2, Utility Analysis, and depicted in Figures 2.3a and 2.3b, 

Phase 1 of the Project also proposes significant upgrades to existing, outdated 

sewer and water infrastructure within the planned right-of-way to allow for the 

development of future phases. This will include: 

› The installation of a portion of the 10-inch water main on the northern end of 

Earle Street from the existing 16-inch water line that traverses Building 3A 

northward to Thoroughfare 1; 

› The installation of approximately 500 linear feet (LF) of a new 10-inch water 

main in Thoroughfare 1 from Windsor Street to Earle Street that will replace the 

long stretch of the existing 16-inch main that traverses the locations of 101 

South and Building 2; 

› The installation of approximately 550 LF of a new 12-inch sanitary sewer in 

Thoroughfare 1 from Windsor Street to Earle Street, which will allow the 

existing 36-inch combined sewer to be removed; 

› The installation of approximately 250 LF of a new 12 to 18-inch separated 

storm drain in Earle Street from just north of the intersection with South Street 

northward towards future Thoroughfare 1 and the provision of a temporary 

storm drain connection to the existing 36 to 42-inch combined sewer; and 

› The installation of approximately 550 LF of a new 36-inch separated storm 

drain in Thoroughfare 1 from Windsor Street to Earle Street, which will allow 

the existing 36-inch combined sewer to be removed. 

1.7.2 Phase 2 

As depicted in Figure 1.12b, Phase 2 of the Project consists of the construction of 

Building 2 and the construction of Civic Space 1, the signature open space that was 

initiated during Phase 1. Along the east side of Building 2, Phase 2 includes the 

construction of the open and landscaped improvements that were documented in 

the June 24, 2021 Site Plan Application. During Phase 2, the intersection at Ward 

Street will be reconstructed and connected to Harding Street and extended north to 

Thoroughfare 1. Consistent with the Approved MPSP, the Proponent is advancing 

plans with the City to reconfigure the easterly segment of South Street between 

Harding Street and Medford Street so that it will allow for one-way eastbound traffic 

with two-way bicycle facilities on one side of the street. 

Phase 2 of the Project will include the construction of Building 3 and Civic Space 2. 

Thoroughfare 1 will be extended to connect to Building 3, and the intersection at 

Ward Street will be reconstructed and connected to Harding Street and extended 

north to Thoroughfare 1.  
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Phase 2 will also include the approved exterior and site improvement work 

associated with the Taza Building, (Building 4), 

As described in Chapter 2, Utility Analysis, and depicted in Figure 2.3c, Phase 2 of 

the Project also proposes utility within the planned right-of-way. This will include: 

› The construction of approximately 300 LF of a new 10-inch water main in 

Thoroughfare 1 and Harding Street to connect from Earle Street to Ward Street, 

which will remove the existing 16-inch main within the future location of 

Building 3; 

› The construction of approximately 400 LF of new 10-inch water main in 

Windsor Place extending from Windsor Street to Columbia Street. The existing 

16-inch main in close proximity to the Taza Building will be removed.  

› The installation of approximately 300 LF of a 12-inch sanitary sewer in 

Thoroughfare 1 and Harding Street to connect from Earle Street to Ward Street 

and removal of the 42-inch existing combined sewer; 

› The construction of approximately 430 LF of 12-inch sanitary sewer will extend 

in Windsor Place from Windsor Street to a new combined sewer diversion 

structure in Columbia Street during Phase 3. In conjunction with the proposed 

separated storm drain, this will allow the 36-inch existing combined sewer that 

crosses the existing Taza building lot to be removed;  

› The construction of approximately 300 LF of a 42-inch separated storm drain in 

Thoroughfare 1 and Harding Street to connect from Earle Street to Ward Street, 

which will allow the 42-inch existing combined sewer to be removed;  

› The installation of approximately 420 LF of 42-inch separated storm drain that 

will extend in Windsor Place from Windsor Street to a new combined sewer 

diversion structure in Columbia Street. In conjunction with the proposed 

separated sanitary sewer main, this will allow the 36-inch existing combined 

sewer that crosses the existing Taza building lot to be removed; and 

› Construction of utility connections associated with Buildings 2 and 3. 

Buildings 5 and 6 will not be developed until Phase 3, but the proposed building lots 

will be used in the interim for temporary construction storage and staging.  

1.7.3 Phase 3 

As depicted in Figure 1.12c, Phase 3 of the Project consists of the construction of 

Buildings 5 and 6 and Civic Space 3, to the west of Building 6. Additionally, all 

streetscape and public realm improvements along the north side of Thoroughfare 1 

will be completed. 

As described in Chapter 2, Utility Analysis, and depicted in Figure 2.3d, Phase 3 of 

the Project also proposes utility within the planned right-of-way. This will include: 

› Construction of utility connections associated with Buildings 5 and 6. 
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Figure 1.11b
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Figure 1.11c
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Figure 1.11d
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2 
Utility Analysis Update 
This chapter presents an analysis of the infrastructure-related aspects of the Project. 

Specifically, this evaluation includes the following elements: 

› Existing and proposed water distribution system; 

› Existing and proposed sanitary sewer system; 

› Existing and proposed stormwater management system; and 

› Utilities analysis. 

Please refer to Figure 2.1 for an existing conditions plan, Figure 2.2 for a layout and 

materials plan, Figure 2.3a-d for utilities plans and Figure 2.4 for a green 

infrastructure plan.  

Through various consultant-led studies and analyses, the City of Somerville 

Engineering Department has confirmed that, in the vicinity of the Project, the City-

owned existing infrastructure has adequate capacity for water distribution. 

Additionally, the City has confirmed that the existing combined sewer infrastructure 

in the vicinity of the Project is inadequate in large storm events for storm drainage. 

Separations are needed to provide sanitary sewer systems. Several private utility 

companies serve the Development Site; therefore, it is anticipated that these 

companies will continue to provide service and work with the Proponent to upgrade 

and extend service to the Project as well.  

2.1 Summary of Key Findings and Benefits  

The key impact assessment findings related to infrastructure systems are listed 

below: 

› The existing utility infrastructure systems along with the proposed improvements 

to both public and private systems are expected to be adequately sized to meet 

the demand associated with the development and operation of the Project. 

› The Project will comply with the City’s Policy for New Connections and 

Modifications to Existing Connections to the Municipal Sewer and Drain System, 

Stormwater Management, and Infiltration/Inflow Mitigation, which was last 

updated on May 14, 2018.  

› The Project will comply with the City’s Site Construction Permit Rules & 

Regulations which were introduced in June 2020. 

› The Project is estimated to generate approximately 288,870 gallons per day 

(GPD) of sanitary sewage and will require approximately 317,757 GPD of water. 
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› The design team will analyze feasibility of reusing stormwater for the portions of 

the Project's irrigation system in the next design phase.  

2.2 Public Utilities Connection Summary 

› The Project proposes seven new domestic water service connections as well as up 

to seven new fire protection water services for the six proposed buildings and 

existing Taza building to remain. Building 1 (also known as “101 South”) is 

connected from a new 10-inch water main within Earle Street. Building 2 connects 

to an existing 16-inch water main in South Street. Buildings 3, 5, 6A and 6B all 

connect to a new proposed 10-inch main in Thoroughfare 1.  The existing Taza 

building to remain will have new service connections to a new 10-inch water main 

to be installed in Windsor Place. 

› The Project proposes seven new sanitary sewer service connections for the five 

new buildings and existing Taza building to remain.  The Project also includes 

four additional connections for potential lab waste at 101 South, Building 2, 

Building 3 and Building 5. 101 South connects sanitary sewer and lab waste to an 

existing 10-inch sewer in South Street. Buildings 2 and 3 connect sanitary sewer 

and lab waste to the proposed 12-inch sewer in Thoroughfare 1. Building 5 has 

one sanitary sewer and one lab waste connection to the proposed 12-inch sewer 

in Thoroughfare 1.  Buildings 6A and 6B each have one connection for combined 

residential and kitchen waste to the proposed 12-inch sewer in Thoroughfare 1. 

The existing Taza building to remain will have a new sanitary sewer and kitchen 

waste connection to a new 12-inch sewer to be installed in Windsor Place. 

› The Project proposes eight new storm drain connections to public infrastructure 

for the five new buildings and the existing Taza building to remain. 101 South 

connects with two services to a new 18-inch stormwater main in Earle Street, 

which then connects to the new 42-inch stormwater main in Thoroughfare 1. 

Building 2 connects one service to the new 36-inch stormwater main in 

Thoroughfare 1, west of Earle Street. Building 3 will have one connection to the 

new 42-inch stormwater main in Thoroughfare 1, east of Earle Street. Building 5 

will have one connection to the 36-inch stormwater main in Thoroughfare 1, west 

of Earle Street. Buildings 6A and 6B will each have one connection to the 36 to 

42-inch stormwater main in Thoroughfare 1. The existing Taza Building to remain 

will have a new storm drain connection to a new 36-inch drain to be installed in 

Windsor Place. 

2.3 Water Supply and Distribution 

2.3.1 Existing Water Supply and Distribution System 

Per Somerville record drawings and the existing conditions survey performed by 

Feldman Land Surveyors, existing water infrastructure within and adjacent to the 

Development Site includes: 
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› An existing 16-inch water line constructed in 1898 that traverses a large portion 

of the Development Site. The material of the line is assumed to be pit cast iron. 

The line enters the Development Site from west of the existing Taza Building and 

traverses east along the Taza Frontage, under the future location of Building 2 

and then along the north side of 101 South towards Earle Street. The water line 

then makes a 90-degree turn southward on Earle Street. The line makes another 

90-degree turn eastward to traverse the future location of Building 3 before 

crossing Harding Street at Ward Street; 

› An existing 10-inch water line extending eastward in Ward Street from the water 

main described above; 

› An existing 16-inch loop constructed in 1996 in the public right-of-way of 

Windsor Place. The material of the line is assumed to be ductile iron; 

› An existing 16-inch water line constructed in 1898 in Windsor Street from 

Windsor Place to South Street. The material of the line is assumed to be pit cast 

iron; 

› An existing 16-inch water line constructed in 1996 in South Street from Windsor 

Street to Earle Street. The material of the line is assumed to be ductile iron; 

› An existing 10-inch water line in South Street from Earle Street to Harding Street; 

› An existing 10-inch water line in Earle Street from South Street to the 16-inch 

water main described above; and 

› An existing 6-inch water line in Harding Street from South Street to Ward Street. 

The manner in which these existing water mains are situated creates a 16-inch loop 

around and through the Development Site. 

2.3.1.1 Existing Water System Demands 

The existing uses at the Development Site include commercial uses comprised of a 

one- to two-story office and warehouse. There is also a two-family residential 

property within the Development Site. 

The water demand for the existing uses at the Development Site is approximately 

13,081 GPD. Calculations are included in Appendix D. 

2.3.1.2 Existing Water System Analysis 

A hydraulic evaluation was completed by Kleinfelder/CDM Smith on behalf of the 

City of Somerville Engineering Department in May 2013, and updated October 2017 

and November 2018. The evaluation concluded that the water infrastructure in 

Boynton Yards was sized for heavy industrial users. Oversized infrastructure is 

contributing high water age, i.e. time of water spent inside the pipeline before 

delivery to customers/buildings. Additionally, the report concluded the existing 16-

inch water loop around the Development Site within South Street, Earle Street, and 

Windsor Street would be oversized for the planned commercial and residential uses 

associated with this Project. 
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2.3.2 Proposed Water System 

2.3.2.1 Proposed Water System Demands 

The proposed uses at the Development Site include four office/R&D/lab buildings 

with ground floor retail and restaurant uses, as well as one residential building with 

ground floor retail and restaurant uses. The existing Taza Building will remain. 

The water demand for the proposed uses at the Development Site is approximately 

317,757 GPD. Calculations are included in Appendix D. 

2.3.2.2 Proposed Water System Improvements 

Per recommendations from the City of Somerville Engineering Department, in 

conjunction with the completed hydraulic evaluation by Kleinfelder/CDM Smith, the 

Proponent will be installing new water infrastructure in specific areas of the 

Development Site, as depicted in Figures 2.3a-d. This proposed new water 

infrastructure will include the following: 

› As part of Phase 1, the Proponent has already installed a segment of 10-inch 

water main on the northern end of Earle Street from the existing 16-inch water 

line that traverses Building 3 northward to Thoroughfare 1. 

› Also as part of Phase 1, the Proponent has installed approximately 500 linear feet 

(LF) of a new 10-inch water main in Thoroughfare 1 from Windsor Street to Earle 

Street. This new water main will replace the long stretch of 16-inch main that 

traverses the future locations of 101 South and Building 2. The existing main will 

be removed as needed during Phase 1. 

› During Phase 2, the Proponent proposes to construct an additional 

approximately 300 LF of a new 10-inch water main in Thoroughfare 1 and 

Harding Street to connect from Earle Street to Ward Street. The existing 16-inch 

main within the future location of Building 3 will be removed. 

› Also during Phase 2, the Proponent is proposing approximately 400 LF of new 

10-inch water main in Windsor Place extending from Windsor Street to Columbia 

Street. The existing 16-inch main in close proximity to the Taza Building will be 

removed.  

Through the Site Plan Approval process for each phase of the Project, the 

Proponent, in coordination with the City of Somerville Engineering Department, will 

ensure that adequate sizes of new water main infrastructure are proposed to serve 

all aspects of the Master Planned Development. 
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2.4 Sanitary Sewer  

2.4.1 Existing Sewer System 

Per Somerville record drawings and the existing conditions survey performed by 

Feldman Land Surveyors, existing sanitary sewer infrastructure within and adjacent 

to the Development Site includes: 

› An existing 36-inch brick combined sewer line within an existing easement 

through the Development Site. This combined sewer line flows in an easterly 

direction from Columbia Street to the west, and underneath the north wall of 

existing Taza Building.  The combined sewer then continues east across Windsor 

Street to within the future location of Building 2.  After traversing the north side 

of 101 South, the sewer then makes a 90-degree turn to run southward down 

Earle Street. After another 90-degree turn eastward toward the future location of 

Building 3, the sewer transitions to a 42-inch brick line. The 42-inch brick 

combined sewer continues eastward in Ward Street, and discharges to existing 

combined sewer in Medford Street. Flows from the Medford Street combined 

sewer are conveyed to the Deer Island Wastewater Treatment Plant via 

Massachusetts Water Resources Authority (MWRA) regulators downstream. 

› An existing 10-inch sanitary sewer flows northward in Windsor Street from South 

Street to the existing 36-inch combined sewer described above. 

› An existing 10-inch sanitary sewer that flows eastward in South Street from 

Windsor Street to Earle Street. 

› An existing 12-inch sanitary sewer that flows westward in South Street from 

Harding Street to Earle Street. 

› An existing 12-inch by 15-inch combined sewer vitrified clay pipe that flows 

northward in Earle Street from South Street and discharges to the 42-inch brick 

combined sewer line as it crosses Earle Street to the future location of Building 3. 

2.4.1.1 Existing Sewer System Generation 

The existing uses at the Development Site include commercial uses comprised of a 

one- to two-story office and warehouse. There is also a two-family residential 

property within the Development Site. 

The sewer generation for the existing uses at the Development Site is approximately 

11,892 GPD. Calculations are included in Appendix D. 

2.4.1.2 Existing Sewer System Analysis 

Although the existing combined sewer system may be adequate to serve the 

Development Site for sanitary flows, the infrastructure is limited in existing rainfall 

events by combined flows. As documented by the City of Somerville in Somerville 

Climate Forward, the Development Site experiences flooding during high intensity 

precipitation events.  
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A Sewer Separation and Flood Mitigation Analysis, dated January 30, 2019, was 

completed by Stantec on behalf of the City of Somerville Engineering Department. 

This study recommends separated facilities, and presents multiple alternatives to 

achieve that which would result in adequate capacity for not only sanitary sewer, but 

also storm drainage. 

2.4.2 Proposed Sewer System 

2.4.2.1 Proposed Sewer System Generation 

The proposed uses at the Development Site include four office/R&D/lab buildings 

with ground floor retail and restaurant uses, as well as one residential building with 

ground floor retail and restaurant uses. The existing Taza Building will remain.  

The sewer generation for the proposed uses at the Development Site is 

approximately 288,870 GPD with a net new sewer generation of approximately 

276,978 GPD. Calculations are included in Appendix D. 

2.4.2.2 Proposed Sewer System Improvements 

As per recommendations from the City of Somerville Engineering Department, in 

conjunction with the Sewer Separation and Flood Mitigation Analysis completed by 

Stantec, the Proponent will be installing new separated sanitary sewer infrastructure 

in specific areas of the Development Site. This new sanitary sewer infrastructure 

includes: 

› As part of Phase 1, approximately 550 LF of a new 12-inch sanitary sewer in 

Thoroughfare 1 from Windsor Street to Earle Street has been constructed. In 

conjunction with new storm drainage, this will allow the existing 36-inch 

combined sewer to be removed as needed during Phase 2. 

› An additional approximately 300 LF of 12-inch sanitary sewer in Thoroughfare 1 

and Harding Street to connect from Earle Street to Ward Street during Phase 2. In 

conjunction with new storm drainage, this will allow the 42-inch existing 

combined sewer to be removed. 

› Approximately 430 LF of 12-inch sanitary sewer will extend in Windsor Place from 

Windsor Street to a new combined sewer diversion structure in Columbia Street 

during Phase 2. In conjunction with the proposed separated storm drain, this will 

allow the 36-inch existing combined sewer that crosses the existing Taza Building 

lot to be removed. 

Through the Site Plan Approval process for each phase of the Project, the 

Proponent, in coordination with the City of Somerville Engineering Department, will 

ensure adequate sizes of new sanitary sewer infrastructure are proposed to serve all 

aspects of the Master Plan. Please see Figures 2.3a-d for a depiction of proposed 

sanitary sewer system improvements. 
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2.4.2.3 Sewer Mitigation / Infiltration and Inflow (I/I) 

The Proponent will participate in the City’s Infiltration and Inflow (“I/I”) program. 

Calculations in Appendix D anticipate approximately 276,978 GPD of net new 

sewage generation over the four proposed buildings on the Development Site. As 

each building enters construction separately, I/I mitigation fees will be calculated 

and paid appropriately.  

2.5 Stormwater  

2.5.1 Existing Drainage System 

Per Somerville record drawings and the existing conditions survey performed by 

Feldman Land Surveyors, existing storm drain infrastructure within and adjacent to 

the Development Site includes: 

› The existing 36- to 42-inch brick combined sewer described in Section 2.4.1; 

› An existing 42-inch separated storm drain in Windsor Place constructed in 1996. 

The material of the main is assumed to be reinforced concrete pipe (RCP). This 

42-inch storm drain discharges to the above-mentioned combined sewer via a 

short 12-inch connection; 

› An existing 12-inch storm drain in Windsor Street that flows northward to the 

existing 36-inch brick combined sewer that bisects the Development Site; 

› An existing 24- to 36-inch separated storm drain in South Street constructed in 

1996. The material of the main is assumed to be RCP. This 24- to 36-inch storm 

drain discharges to the existing combined sewer in Medford Street; and 

› The existing 12-inch by 15-inch combined sewer in Earle Street described in 

Section 2.4.1. 

2.5.2 Proposed Drainage System 

Per recommendations from the City of Somerville Engineering Department, in 

conjunction with the Sewer Separation and Flood Mitigation Analysis completed by 

Stantec, the Proponent will be installing new separated storm drain infrastructure in 

specific areas of the Development Site. 

› As part of Phase 1, the Proponent has installed 250 LF of new 12 to 18-inch 

separated storm drain in Earle Street from just north of the intersection with 

South Street northward toward future Thoroughfare 1. A temporary storm drain 

connection has been provided to the existing 36 to 42-inch combined sewer 

described above. 

› Also as part of the Phase 1 scope of work, the Proponent has installed 550 LF of 

new 36-inch separated storm drain in Thoroughfare 1 from Windsor Street to 

Earle Street. In conjunction with proposed sanitary sewer, this will allow the 

existing 36-inch combined sewer to be removed during Phase 2. 
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› During Phase 2, the Proponent proposes to construct an additional 

approximately 300 LF of 42-inch separated storm drain in Thoroughfare 1 and 

Harding Street to connect from Earle Street to Ward Street. In conjunction with 

the proposed sanitary sewer, this will allow the 42-inch existing combined sewer 

to be removed. 

› Also during Phase 2, the Proponent proposes approximately 420 LF of 42-inch 

separated storm drain that will extend in Windsor Place from Windsor Street to a 

new combined sewer diversion structure in Columbia Street. In conjunction with 

the proposed separated sanitary sewer main, this will allow the 36-inch existing 

combined sewer that crosses the existing Taza Building lot to be abandoned or 

removed. 

Through the Site Plan Approval process for each phase of the Project, the 

Proponent, in conjunction with the City of Somerville Engineering Department, will 

ensure adequate sizes of new storm drain infrastructure are proposed to serve all 

aspects of the Master Plan. Please see Figures 2.3a-d for a depiction of the proposed 

storm drain system improvements. 

2.5.3 Connection to Municipal Stormwater Detention Tank 

Additionally, while not a component of the Project, the City is proposing the future 

construction of a three million gallon below-grade stormwater detention tank and 

pump station at the northeast corner of the Development Site beneath Civic Space 

2. This design is described in a memorandum to the City of Somerville by Stantec, 

dated January 30, 2019. The preferred alternative included relining the existing 36- 

to 42-inch combined sewer to be used for separated storm conveyance to the tank. 

The tank would then pump discharge to the Somerville Avenue Box Culvert via a 16-

inch force main.  

During Phase 2, the Proponent will construct an inlet control structure manhole 

within or in the vicinity of the intersection of Thoroughfare 1 and Harding Street. The 

control manhole has been discussed in concept with the City of Somerville 

Engineering department preceding any detailed design. The control manhole will 

allow stormwater flows to be directed to the detention tank. In storm events greater 

than the 10-year return interval, overflows will be allowed to discharge directly to 

the remaining 42-inch combined sewer in Ward Street.  

2.5.4 Stormwater Mitigation 

2.5.4.1 Compliance with City Standards 

The Project will comply with all requirements of Large Project Review as put forth in 

the new Site Construction Permit Rules & Regulations. These requirements will be 

met on a site-by-site basis at the local permit review level. As part of these 

requirements, each building will provide elevated stormwater management and 

treatment as compared to existing conditions or prior regulations. 
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Regulations now require that all Large Projects reduce stormwater rate of runoff to 

the extent that the proposed 10-year return interval storm (NOAA Atlas 14) peak 

flow is less than the existing 2-year return interval storm peak flow. In addition, 

elevated removal of Total Suspended Solids (TSS) and Total Phosphorus (TP) is 

required.  

The Proponent will study locations for infiltration and/or retention systems both 

within each Buildings 2, 3, 5, 6A/6B and in site areas associated with each building. 

As the preferred alternative, infiltration systems with footprints open to groundwater 

recharge would achieve compliance with peak rate reduction, TSS and TP removal 

requirements. If site constraints or subsurface constraints are encountered, closed 

bottom detention tanks would be introduced to comply with peak rate reduction 

requirements. Structural water quality units would also be introduced to comply with 

TSS and TP removal requirements. 

2.5.4.2 Stormwater Reuse 

The Proponent will explore using storage tanks for stormwater reuse for mechanical 

and irrigation purposes in the design phases for Buildings 2, 3, and 5. Buildings 2, 3, 

and 5 will comply with the Zoning Ordinance, adopted on December 12, 2019, which 

requires that new projects over 50,000 SF meet the minimum requirements to 

achieve a LEED Platinum Certifiable level through sustainable and high-performance 

building strategies. 

2.5.4.3 Permeable Open Space 

The overall Project will increase permeable open space by approximately 10 percent 

over existing conditions with the addition of approximately 20,000 SF of 

vegetated/landscaped area and approximately 8,500 SF of permeable paver zones 

required as part of the City’s streetscape standards. This will increase the overall 

performance of storm drain infrastructure by reducing the amount of surface runoff 

leaving the Development Site. 

2.5.4.4 Green Infrastructure 

In addition to providing increased permeable open space and permeable paver 

areas, the Project will realize other benefits by using green infrastructure. 

Bioretention basins will be integrated into the landscape design of each building of 

the Project, and where feasible, within the Thoroughfares to the maximum extent 

practicable. These bioretention basins will provide stormwater benefits of retention 

and pollutant removal, as well as low maintenance shrubs and plantings. The 

thoroughfares will also employ “tree trenches” for street trees that allow for 

connected soil volumes below the furnishing zone which have the ability to store 

storm water. Refer to Figure 2.4 for a green infrastructure plan. 
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3  
Zoning Compliance Summary 
This chapter briefly describes how this Project complies with applicable provisions of 

the Zoning Ordinance. 

3.1 MASTER PLAN STANDARDS 

8.3 Master Planned Development (MPD) 

8.3.7 Master Plan Standards 

a. Submitted master plans must include a sustainability component 

that details the following: 

(i) Identification of all master plan scale efforts to mitigate climate 

change impacts identified in Somerville’s Climate Change 

Vulnerability Assessment in relation to the design, construction, and 

occupancy or use of all thoroughfares, civic spaces, and buildings.  

Refer to Section 1.5.2 of Chapter 1, Project Description, for a preliminary 

analysis of the potential impacts of changes in climate conditions related 

to extreme weather and increased precipitation and temperatures within 

the Development Site. This section identifies preliminary building- and 

site-related measures to increase resiliency, which will be advanced as 

each Project component goes through Site Plan Review.  

(ii) A carbon neutral pathway assessment. 

Refer to Section 1.5.1 of Chapter 1, Project Description, for a carbon 

neutral assessment. 

(iii) A storm water management and green infrastructure plan.  

Refer to Figure 2.4 of Chapter 2, Utility Analysis, for a plan depicting the 

proposed stormwater management and green infrastructure. Proposed 

stormwater improvements will be developed in accordance with 

applicable City and State standards and regulations. 

b. Submitted master plans must include development phasing 

commitments and proposed contingencies as a basis of a 

performance bond.  

Please refer to Section 1.7 of Chapter 1, Project Description, for a 

summary of the Project Schedule and phasing.  
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8.3.8 Thoroughfares & Civic Spaces 

a. Required and recommended thoroughfares and civic spaces are 

shown on the regulating maps for each subarea.  

(i) Required thoroughfares and civic spaces are mandatory and 

necessary to implement the approved plan for each sub-area.  

The Project will comply with this requirement. As described herein, the 

Proponent will provide the thoroughfares and Civic spaces within the 

boundaries of the Development Site that the Proponent controls, and will 

design the Project within the Development Site so that future developers 

or the City may realign South Street. As depicted on Figure 1.7 and 1.8, in 

compliance with the required Civic space depicted on Map 8.3.12(b), on 

June 24, 2021 the Proponent submitted a DRA to initiate the Site Plan 

review and approval process for the 22,377 SF Civic Space 1 that abuts 

South Street and Thoroughfare 1 at the heart of the Development Site.  

The design of Civic Space 1 within the Development Site acknowledges 

the City’s future goal of realigning South Street to provide a continuous 

connection between Medford Street and Webster Avenue, which is a 

required thoroughfare depicted on Map 8.3.12(b) of the Zoning 

Ordinance and a stated goal of the BYUDF and USNP plans. The 

Development Site is designed to be modified at the time of this potential 

realignment, offering a pedestrian-focused streetscape and allowing Civic 

Space 1 to be expanded by others to meet the City’s goal of a cohesive 

52,000 SF open space between South Street and Ward Street 

(Thoroughfare 1). The Proponent is providing the portion of this 52,000 

SF civic space within its Development Site. 

As depicted on Figure 1.12b, in compliance with the required 

thoroughfares depicted on Map 8.3.12(b) of the Zoning Ordinance, 

during Phase 2 of the Project, West Ward Street will be reconstructed and 

connected to Harding Street, and Thoroughfare 1. The required 

thoroughfare within the Development Site under the control of the 

Proponents will also comply with Section 8.3.12(g) of the Zoning 

Ordinance. 

Consistent with the Planning Board’s decision on the Approved MPSP, as 

a component of Phase 2 the Proponent is advancing plans with the City 

to reconfigure the easterly segment of South Street between Harding 

Street and Medford Street so that it will allow for one-way eastbound 

traffic with two-way bicycle facilities on one side of the street. The 

Proponent does not control the timing of the future realignment or 

reconfiguration of South Street, or the scope of the potential associated 

open space improvements associated with land outside of the 

Development Site Boundary. 
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(ii) Recommended thoroughfares and civic spaces are ideal, but not 

mandatory.  

This section is not applicable to this Project.  

b. Thoroughfares and civic spaces are subject to the provisions of 

Article 13: Public Realm of this Ordinance.  

At this time specific details for the landscaping and materials selection 

associated with Civic Space 2 and Civic Space 3 have not been designed. 

Design of these proposed Civic spaces will be addressed during the Site 

Plan approval process for each Project component. Refer to Appendix C 

for a copy of the updated Civic Space Study that provides an analysis of 

existing Civic space resources within walking distance of the 

Development Site. 

Hardscape materials, trees, plantings, seating, and lighting will comply 

with the provisions of Sections 10.3, Landscaping, and 13.1, Civic Space. 

Circulation is a critical component of the proposed Civic space, and the 

proposed improvements will aim to enhance pedestrian connections 

between the Project components and provide welcoming spaces for the 

public to traverse the Development Site. Civic space will be accessible to 

the public and will be designed as accessible per ADA and Massachusetts 

Architectural Access Board (MAAB) regulations.  

c. All thoroughfares, excluding alleys, and all civic spaces must be 

dedicated to the public in perpetuity by a covenant or other deed 

restriction or conveyed to the City of Somerville in accordance with 

Section 15.6.1 Land Conveyance.   

Consistent with this section of the Zoning Ordinance, all Civic space will 

be dedicated to the public in perpetuity by a covenant or other 

appropriate deed restriction or through the transfer of the fee interest to 

the City. 

Additionally, it is the Proponent’s intent to dedicate portions of the ROW 

associated with the proposed public realm improvements within the 

Development Site boundary along Windsor Place Extension, Earle Street, 

and Harding Street. The Proponent will work collaboratively with the City 

to determine the exact area to be dedicated as the Project design 

advances.  

8.3.9 Development Standards 

a. Sustainable Development 

(i) Laboratory buildings must be LEED Platinum certifiable.  

The Project will comply with this requirement. Buildings 2, 3 and 5 will 

include laboratory uses and will be constructed to meet the minimum 

requirements to achieve a LEED Platinum Certifiable level using the most 
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current LEED Core and Shell rating system at the time each building is 

advanced.  

Preliminary LEED scorecards that meet the most current LEED standards 

at the time will be prepared during the Site Plan approval application 

process for each building showing a pathway to achieve the standards of 

this section. 

(ii) All other building types must meet the following:  

a) No on-site combustion for HVAC system operation;  

The Project will comply with this requirement. Building 6 will include 

residential uses, and will prohibit on-site combustion for HVAC and 

cooking uses. 

b) No on-site combustion for cooking equipment, excluding Eating 

& Drinking Establishment principal uses; and  

Refer to Section 8.3.9(ii)a above.  

c) Be certifiable as:  

(i) Zero Carbon or higher from the International Living Future 

Institute; or 

(ii) PHIUS+ from the Passive House Institute US  or Passive House 

Institute 

The Project will comply with this requirement. Building 6 will include 

residential uses and will be constructed to meet the standards of either 

Zero Carbon or higher from the International Living Future Institute, or 

PHIUS+ from the Passive House Institute. 

8.3.10 Parking & Mobility 

a. Type  

(i) Unless otherwise specified, motor vehicle parking must be 

provided as underground structured parking. All other types of 

parking are prohibited.  

The Project will comply with this requirement. The Project proposes 

approximately 1,117 parking spaces to support the commercial, 

residential, and retail uses, which reflects a net increase of 115 spaces 

compared to the Approved MPSP. In accordance with the Zoning 

Ordinance, these spaces are proposed to be in multiple sub-grade 

parking structures associated with each individual development parcel.  

b. Parking Maximums  

(i) The maximum number of off-street parking spaces and reserved 

parking spaces permitted for each sub-area is specified in the 

provisions for each subarea.  
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The Project will comply with this requirement. The Project will 

accommodate up to 1,117 parking spaces. 

d. Parking Access  

(i) Access for motor vehicles, loading, and service to new blocks and 

individual lots must be from an alley. The configuration of alleys 

internal to a block must conform to §13.2 Alley Access.  

The access plan to all proposed buildings has been designed off an alley 

or service road. 101 South (previously approved) and Building 3 have 

been designed with loading and user access via a drive internal to the 

buildings from Earle Street, which is classified as a service road. Loading 

and access for Building 2 will initially be from South Street and/or 

Windsor Street, but will be shifted to a dedicated alley when South Street 

is realigned. Buildings 5 and 6 have been designed to utilize an alleyway 

extending from Thoroughfare 1. 

8.3.12 Boynton Yards (BY) Sub-Area 

 e. Master Plan Development 

(i) At least twenty percent (20%) of each Development Site, 

excluding thoroughfares, must be provided as one or more civic 

spaces.  

The Project will comply with this requirement by providing 20 percent of 

the Development Site exclusive of thoroughfares as required (See Civic 

Space 1 required by 8.3.12.f.ii.b) and other Civic spaces. Refer to Section 

1.3.f and Figure 1.7 of Chapter 1, Project Description, for a summary of the 

proposed Civic and open space improvements proposed by the Project. 

(ii) At least seventy-five percent (75%) of the total proposed gross 

floor area must be reserved for non-residential uses.  

The Project complies with this requirement. Approximately 1,412,000 SF 

will be allocated for non-residential uses, which represents 75 percent of 

the total proposed GFA (1,862,000 SF) in accordance with the Zoning 

Ordinance. 

a) At least ten percent (10%) of the total proposed non-residential 

gross floor area must be reserved for Arts & Enterprise principal 

uses.  

The Project complies with this requirement. At present, approximately 

141,200 SF will be allocated for ACE uses subject to calculation upon 

actual development of the full buildout of the Project. Over time Building 

4 could incorporate required ACE uses for the Master Plan, which will be 

aggregated with ACE uses across the Master Plan to meet this Zoning 

Ordinance requirement and the requirement of Section 8.3.12.e.iv 

(discussed below). 
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b) At least five percent (5%) of the total proposed non-residential 

gross floor area, but not more than twenty thousand (20,000) square 

feet, and no less than ten thousand (10,000) square feet, must be 

reserved for a Community Center Principal Use.  

The Project will comply with this requirement. Consistent with the 

Approved MPSP, twenty thousand (20,000) gross square feet of 

commercial floor space will be reserved for a community center principal 

use(s) in Building 4 with direct egress to either Civic Space 2 or Civic 

Space 3. 

(iii) The total proposed non-residential gross floor area must equal 

at least three hundred and seventy-five (375) square feet of non-

residential gross floor area for each proposed dwelling unit.  

The Project complies with this requirement. The Project proposes 

approximately 440 residential dwelling units, which would translate into a 

minimum of 165,000 SF required commercial space (375 SF/DU). The 

Project proposes approximately 1,412,000 SF of commercial uses.  

(iv) Any development site that includes lot MBL 96/A/6 must reserve 

at least one hundred thousand (100,000) square feet of leasable 

floor area for Arts & Creative Enterprise principal uses. 

As the Taza Building at 561 Windsor Place is located on MBL96/A/6, the 

Project must comply with this requirement. The Project complies with this 

requirement by providing over 141,200 SF of ACE uses in the Taza 

Building and across the Master Plan (subject to final calculation during 

full buildout of the phases.)   

As discussed in Section 1.3, in response to a request for interpretation 

dated March 12, 2021 pursuant to M.G.L. c. 40A, § 7 and Section 15.4.3 of 

the Zoning Ordinance, the City’s Director of Inspectional Services (who is 

the Building Official responsible for providing written interpretations of 

the Zoning Ordinance) confirmed in an email dated March 12, 2021 that 

the proposed use of the Taza Building as ACE Uses within the BY Overlay 

complies with the requirements of (1) the then existing Section 

8.3.12.f.iii.b by aggregating the ACE uses at the 561 Windsor Property 

and in the properties comprising the Master Plan to provide 10 percent 

of the commercial floor area in a Master Plan as ACE Uses; and (2) the 

then existing Section 8.3.12.f.iii.d by providing at least 100,000 leasable 

square feet of ACE Uses in the Master Plan. Subsequent to the above 

interpretation, the above specified sections of the Zoning Ordinance 

were the subject of an amendment which retained the aggregation and 

other ACE requirements, but consolidated the above aggregation 

provisions into a new Section 8.3.12.e,. 

d. Development Review 
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i. In addition to the review criteria for all Site Plan Approval 

specified in §15.3.2.e. Review Criteria, the review board shall make 

findings considering the following: 

a). Consistency with the approved Urban Design Framework for the 

sub-area where the subject property is located. 

b). Conformance with any approved Master Plan Special Permit and 

any other Special Permits applicable to the subject lot. 

Refer to Section 15.2.2.  

g. Thoroughfare Network 

i. Required and recommended thoroughfares are shown on Map 

8.3.12 (b). 

ii. The center line of any required thoroughfare may be moved up to 

twenty (25) feet, so long as: 

a) the center line of West Ward Street is at least one hundred and 

forty (140) feet from both reference points along the MBTA right-

of-way; 

b) West Ward Street intersects with Webster Avenue in the west and 

Harding Street in the east; 

c) the center line of South Street is at least one hundred and forty 

(140) feet from both reference points along the municipal boundary 

with Cambridge; 

d) South Street intersects with Webster Avenue in the west; 

e) all required thoroughfares intersect with other thoroughfares, 

forming a network; and 

f) all intersections are at least one hundred (100) feet from any other 

intersection, unless granted a waiver by the Planning Board. 

Refer to Section 8.3.8 above. 

h. Civic Space 

a) A public common or public square civic space type must be 

provided within the required civic space area indicated on Map 

8.3.12 (b). 

Consistent with the Approved MPSP, and the approved Civic Space study, 

Civic Space 1 is consistent with the Neighborhood Park type. Civic Space 

1 is also consistent with Public Square type, and therefore the Project 

complies with this requirement.  

a) The public common or public square provided must be at least 

fifty-two thousand (52,000) square feet and abut both West Ward 
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Street and South Street, See Article 11 Public Realm for more 

information. 

The Project complies with this requirement by providing the 

approximately 23,377 SF Civic Space 1 as the portion of the 52,000 SF 

Civic space within its control.  

Within the Development Site boundaries, the Proponent only controls a 

portion of the area where this required Civic space is to be located. As 

depicted on Figure 1.7 of Chapter 1, Project Description, in compliance 

with the required Civic space depicted on Map 8.3.12(b), on June 24, 

2021 the Proponent submitted a DRA to initiate the Site Plan review and 

approval process for Civic Space 1 that abuts South Street and 

Thoroughfare 1 at the heart of the Development Site. 

Recognizing the City’s plan to develop the full 52,000 SF of civic space, 

the Development Site and Civic Space 1 have been designed so as not to 

preclude the potential future realignment of South Street by the City or 

others who may control that roadway. The potential realignment of 

South Street would allow Civic Space 1 to be expanded by others to meet 

the City’s goal of a cohesive, 52,000 SF open space between South Street 

and Ward Street.  

b) Development sites including only a portion of the civic space area 

indicated on Map 8.3.12 (b) may propose to provide only a portion 

of the required civic space provided that the subsequent 

development of other site(s) in the civic space area can combine to 

produce the total required fifty-two thousand (52,000) square feet 

of civic space.  

Refer to Section 8.3.12.h.i.a. above. 

i. Building Standards 

(i) The standards of Table 8.3.12 (a) supersede specific dimensional 

standards for building types permitted by the zoning district shown 

on the regulating maps of this Section.  

In addition to being located within the Boynton Yards Sub-Area, the 

Development Site is located with “High-Rise” zoning district. The 

proposed buildings will be designed in accordance with the City of 

Somerville’s defined building typologies defined in Article 5 of the 

Zoning Ordinance. The section and tables below identify which building 

type each component of the Project is most consistent with.  

The summary tables below provide a high-level summary of the average 

lot and building dimensions for each Project building.  
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Building 1, also known as 101 South, was permitted and approved under 

the previous City zoning ordinance and is therefore not subject to the 

dimensional standards under the new Zoning Ordinance. 

On June 24, 2021 the Proponent submitted a DRA to initiate the Site Plan 

review and approval process for the Building 2. There have been no 

changes to Building 2, which remains consistent with the Approved 

MPSP.  

Building 4, also known as the Taza Building, is an existing building to 

remain that is being incorporated into the Boynton Yards Master Plan.   

Table 3-1  Building 2 - Dimensional Summary Table 

 Permitted Proposed 

Proposed Building Type Lab Bldg. 

Lot Dimensions/Development   

Lot Width (Min) 30 ft.  268 ft. 

Typical Floor Plate (Max) 35,000 SF  34,000 SF 

Podium Height / Stories (Max) N/A N/A 

Building Height / Stories (Max) 155 ft.  / 9 stories1 185 ft. / 12 stories1 

1 Requirements related to the number of stories and building height are superseded by the dimensional 

standards of Section 8.3.12 of the Zoning Ordinance. 

 

Table 3-2  Building 3 - Dimensional Summary Table 

 Permitted Proposed 

Proposed Building Type Lab Bldg.  

Lot Dimensions/Development   

Lot Width (Min) 30 ft.  270 ft. 

Typical Floor Plate (Max) 35,000 SF 31,750 SF 

Podium Height / Stories (Max) N/A N/A 

Building Height / Stories (Max) 155 ft.  / 9 stories1 185 ft. / 12 stories1  

1 Requirements related to the number of stories and building height are superseded by the dimensional 

standards of Section 8.3.12 of the Zoning Ordinance. 
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Table 3-3  Building 5 - Dimensional Summary Table 

 Permitted Proposed 

Proposed Building Type Lab Bldg.  

Lot Dimensions/Development   

Lot Width (Min) 30 ft.  245 ft. 

Typical Floor Plate (Max) 35,000 SF 28,000 SF 

Podium Height / Stories (Max) N/A N/A 

Building Height / Stories (Max) 155 ft.  / 9 stories1 168 ft. / 11 stories1  

1 Requirements related to the number of stories and building height are superseded by the dimensional 

standards of Section 8.3.12 of the Zoning Ordinance.  

 

 

Table 3-4  Building 6A - Dimensional Summary Table 

 Permitted Proposed 

Proposed Building Type General Bldg. 

Lot Dimensions/Development   

Lot Width (Min) 30 ft. 160 ft. 

Typical Floor Plate (max) 30,000 SF 15,900 SF (base) 

9,600 SF (tower) 

Building Height / Stories (Max) 80 ft. / 6 stories1 210 ft. / 20 stories1 

1 Requirements related to the number of stories, floor plate and building height are superseded by the 

dimensional standards of Section 8.3.12 of the Zoning Ordinance.  

 

Table 3-5  Building 6B - Dimensional Summary Table 

 Permitted Proposed 

Proposed Building Type General Bldg. 

Lot Dimensions/Development   

Lot Width (Min) 30 ft. min. 199 ft. 

Typical Floor Plate (max) 30,000 SF  15,900 SF (base) 

9,600 SF (tower) 

Building Height / Stories (Max) 80 ft. / 6 stories1 170 ft. / 16 stories1 

1 Requirements related to the number of stories and building height are superseded by the 

dimensional standards of Section 8.3.12 of the Zoning Ordinance.  

 

k. Parking and Mobility 

(i) The maximum number of off-street parking spaces in the BY sub-

area may not exceed one thousand five hundred (1,500) spaces.  

Refer to Section 8.3.10.a-b above.  

(ii) Up to three hundred (300) off-street parking spaces may be 

provided as reserved parking spaces.  

The Project does not propose any off-street, reserve parking spaces. 

Parking for all uses within the Development Site will be unbundled. 

However, residents of Building 6 that elect to lease a parking space 

independently of their residential unit will have access to a parking space 

within the garage, though not a specifically designated spot.  
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3.2 ARTICLE 10: DEVELOPMENT STANDARDS 

10.3 Landscaping 

10.3.5 Site Landscaping  

At this time specific details for the landscaping and materials selection 

associated with the proposed Civic spaces have not been designed. 

Please refer to Sections 1.3.5 and 1.3.6 of Chapter 1, Project Description, 

for a general discussion of proposed Civic space. The design of all Civic 

and open space will be advanced and addressed during the Site Plan 

approval process for each phase of the Project. Materials and plant 

selection will comply with the provisions of Sections 10.3, Landscaping, 

and 13.1, Civic Space, and the following characteristics.  

Plant materials will be selected for their tolerance of urban conditions, 

year-round interest, and reduced water usage. As such, native and 

adapted species will be utilized throughout. Additionally, species that 

offer habitat value and are pollinator-friendly will be given greater 

priority in planting design.  

Shade trees will be located to maximize canopy cover over hardscape 

surfaces to help reduce heat island effect. In streetscape planting 

conditions, structural soil will be utilized to increase each tree’s growing 

medium volume. The Project Team is committed to working with the 

PSUFD to advance the landscape plan going forward to address the 

BYUDF (described in Section 1.3.6 of Chapter 1, Project Description) goal 

of increasing tree canopy cover in the BY Sub-Area to at least 15 percent 

following ten years of growth after full build-out. 

Irrigation, where provided, will employ Water Sense practices, making 

use of smart technologies and efficient watering products to provide the 

optimal amount of water when needed.  

10.4 Green Score 

10.4.3 Applicability 

a. This section is applicable to the construction of any new principal 

building and any substantial renovation of a principal building.  

At this time, specific details for the landscaping, materials selection, and 

the Project’s Green Score have not been designed and calculated. Details 

on the Green Score, including proposed landscaping materials, will be 

provided during the Site Plan Approval process for each Project 

component. Materials and plant selection will comply with the provisions 

of Sections 10.3, Landscaping, and 13.1, Civic Space. 
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10.4.4 Compliance & Enforcement 

a. Real property must comply with the Green Score indicated for 

each building type. See the standards for each building type in each 

zoning district for more information.  

Refer to Section 10.4.3.a above.  

10.11 Sustainable Development 

10.11.1 Green Buildings 

b. New construction or modification of any principal building type 

greater than fifty thousand (50,000) square feet in gross floor area 

must be LEED Platinum certifiable.  

The Project will comply with this requirement. Buildings 2, 3 and 5 will 

include laboratory uses and will be constructed to meet the minimum 

requirements to achieve a LEED Platinum Certifiable level using the most 

current LEED Core and Shell rating system at the time each building is 

advanced.  

Preliminary LEED scorecards that meet the most current LEED standards 

at the time will be prepared during the Site Plan approval application 

process for each building showing a pathway to achieve the standards of 

this section. 

c. Development subject to the provisions of this Section must meet 

the standards of the most current LEED building rating system. 

During the twelve (12) month time period after the adoption of a 

new version of LEED, permit applications may be submitted 

demonstrating compliance to either the immediately previous or 

newly adopted version of the LEED building rating system.  

Refer to Section 10.11.1.b above.  

d. Development review applications for development subject to the 

provisions of this Section must include:  

(i). A completed LEED checklist for the appropriate LEED building 

standard to demonstrate how the proposed development is 

anticipated to meet the standards of this Section.  

Refer to Section 10.11.1.b above.  

(ii). A narrative indicating the mechanisms proposed to achieve each 

of the credits and prerequisites of the appropriate LEED building 

standard and demonstrating the anticipated methods by which 

compliance with the requirements of this Section will be achieved at 

the time of construction.  

In compliance with the Zoning Ordinance, a preliminary LEED narrative 

will be submitted during the Site Plan Approval application process for 
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each building describing a pathway to achieve the standards of this 

section. Please refer to Section 1.5 of Chapter 1, Project Description, for a 

summary of the Project’s preliminary sustainability approach. 

(iii). An affidavit by a LEED-Accredited Professional (LEED-AP) 

Project Manager or by appropriate consultants stating that to the 

best of their knowledge, the project has been designed to achieve 

the stated LEED building standard.  

In compliance with the Zoning Ordinance, an affidavit signed by a LEED-

Accredited Professional (LEED-AP) will be submitted during the Site Plan 

Approval application process for each building.  

e. Prior to the issuance of the first Building Permit and prior to the 

issuance of the first Certificate of Occupancy, the LEED checklist and 

narrative description outlining compliance with the certification 

level required by this Section must be updated to identify any 

design changes made subsequent to Site Plan Approval and 

submitted to the Building Official accompanied by an affidavit by a 

LEED-AP Project Manager or appropriate consultants stating that, to 

the best of their knowledge, the project has been designed to 

achieve the stated LEED building standard. 

In compliance with the Zoning Ordinance, an updated LEED scorecard 

and narrative description outlining compliance will be submitted prior to 

the issuance of the Building Permit, and prior to issuance of the 

Certificate of Occupancy.  

10.11.2 Green Roofs & Storm Water Management 

a. To every extent practicable, storm water should be reused on-site 

for irrigation or other purposes.  

The design team will continue to analyze the feasibility of stormwater 

reuse for the Project irrigation system(s) or other purposes. Additional 

details will be provided during the Site Plan approval process for each 

building. 

b. The review boards may authorize the City Engineer to grant a 

credit to properties, against which any storm water impact fees are 

imposed, equivalent to the quantity of storm water that is removed 

from entering the system through the use of green roofs or other 

onsite storm water management practices.  

The stormwater management design will be studied as a part of the 

design process of each building. Additional details as applicable will be 

provided during the Site Plan approval process for each Project building. 
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10.11.3 Heat Island Reduction 

a. Roofs and parking covers must have a Solar Reflectance Index as 

specified on Table 10.11.1 for a minimum of seventy five percent 

(75%) of the roof area or parking spaces.  

Roofing materials will comply by having a Solar Reflectance Index (SRI) at 

or above the requirement.  

(i) Roof area and parking spaces covered by solar collectors and 

green roofs compliant with the provisions of this Ordinance are 

exempt.  

The Project will continue to evaluate the potential for incorporating 

rooftop solar PV systems and/or green roofs on a portion of the Project’s 

building rooftops not occupied by outdoor amenity spaces or mechanical 

equipment. Additional details, as applicable, will be provided during the 

Site Plan approval process for each Project building. 

10.11.4 Environmental Performance 

a. The review boards shall establish submittal requirements for 

development review applications to ensure the following: 

(i) That shadows cast by high-rise buildings do not substantially and 

adversely limit ground level access to sunlight on sidewalks and 

Civic Spaces.  

The net new shadows produced by the Project’s buildings are not 

expected to have any material effect on residential areas or open space 

in the vicinity of the Development Site. The majority of net new shadows 

will be cast to the north, northwest, northeast and east, towards the 

MBTA train tracks, existing commercial development, and paved areas. 

Please refer to Appendix A for the shadow studies of the Project’s 

buildings.  

(ii) That by high-rise buildings pedestrian level wind velocities do 

not exceed acceptable levels for various activities existing or 

proposed at locations.  

An analysis demonstrating acceptable pedestrian wind comfort will be 

prepared and submitted during the Site Plan approval process for each 

building.  

(iii) That buildings do not cause visual impairment or discomfort due 

to reflective spot glare and solar heat buildup in any nearby 

buildings.  

An analysis demonstrating that the Project’s buildings do not result in 

any visual impairment or unacceptable solar glare will be prepared and 

submitted during the Site Plan approval process for each building.  
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3.3 ARTICLE 11: PARKING AND MOBILITY 

11.1 Bicycle Parking  

The application is to amend Phase 4 of the Approved MPSP. Additional 

details demonstrating compliance with Sections 11.1 and 11.2 of the 

Zoning Ordinance will be provided during the Site Plan approval process.  

11.2  Motor Vehicle Parking  

The Project will accommodate approximately 1,117 below-grade 

structured parking spaces to accommodate the commercial, residential, 

and retail uses. Consistent with the certified MMP, the parking garages 

will be operated as Commercial Parking Facilities and will offer, at 

minimum, hourly, daily (weekday and weekend), overnight, and monthly 

parking rental options at local market rates to general public, inclusive of 

tenant employees and site residents, 24 hours per day, 7 days per week, 

and 365 days per year.  

The Project will also provide approximately 48 short-term, on-street 

parallel public parking spaces to support the ground level retail space 

along the east side of Windsor Street, the south side of Thoroughfare 1, 

the north side of South Street, and the west side of Harding Street (which 

is the same as the existing condition). 

11.3 Shared Parking  

Due to the varying peak times for the office/R&D/lab and residential 

uses, there may be opportunities for parking spaces to be shared 

between residents and workers. The peak residential parking demand 

should occur outside of normal office working hours. Due to these 

offsetting peak times, there could be opportunities for shared parking 

between the residential and office/lab uses. For example, other garages 

serving mixed-uses in the Boston area offer “reverse-commute” parking 

passes. Under this program, residents have access to certain parking 

spaces within a garage provided that they arrive after 4:00 PM and 

depart before 9:00 AM on weekdays. This allows nearby office workers to 

use these same parking spaces with the reverse time-restriction. The 

exact time periods for these restrictions can be determined as office 

tenants are identified. 

Similarly, some of the office/lab parking spaces will be held open to 

accommodate monthly passholders from 7:00 AM to 5:00 PM (or other 

similar time periods) with these spaces being open for other uses after 

that time. That alternate use likely would be by retail or restaurant 

patrons arriving during the early evening hours. These types of shared-

parking activities are preferable to providing excessive parking for the 

office and residential uses separately without any consideration for these 

types of sharing opportunities within the Development Site. The excess of 
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parking would discourage alternative means of transportation, such as 

MBTA bus or train services, biking, taxi, or other ride services. 

Most of the Project’s retail space will consist of small shops, restaurants, 

or cafes within each of the four Project buildings. Even without any 

formal shared parking program, there likely will be shared activity. With 

those uses, most customer traffic should be in the form of residents or 

office/lab workers already on-site, as opposed to destination retail traffic. 

The potential measures summarized above are intended to illustrate 

potential programs that could be implemented to help minimize the 

parking needs for the Project. As the Project moves beyond the MPSP 

level and into the Site Plan approval process for each building, these 

potential measures can be explored in greater detail and refined further 

as the nature of future tenants is known beyond the current conceptual 

basis.  

11.4 Mobility Management Plan 

a. A mobility management plan (MMP) is required for all 

development and for Master Plan Special Permits.  

Refer to Appendix B for the Project’s MMP Certification.  

3.4 ARTICLE 15: ADMINISTRATION 

15.2.2 Master Plan Special Permit 

e. Review Criteria 

(i) In its discretion to approve or deny a development review 

application requiring a Master Plan Special Permit, the Planning 

Board shall make findings considering, at least, each of the 

following: 

a) The comprehensive plan and existing policy plans and standards 

established by the City.  

Consistency with SomerVision  

The City of Somerville recently completed a comprehensive update that 

expands the SomerVision plan’s goals to the year 2040 (SomerVision 

2040). The City is currently working to formally adopt the plan through 

the City Council. By 2040, the City aims to zone and develop Boynton 

Yards as a biotech cluster and eco-district.  

Consistent with the Approved MPSP, the Project will transform an 

underutilized area containing scrap yards, industrial buildings, and 

parking lots into a vibrant, transit-oriented, live-work-play, mixed-use 

neighborhood featuring innovative office, research and development and 

lab use spaces, diverse housing options, publicly accessible open spaces, 



Boynton Yards Master Plan Special Permit Amendment 

                      3-17      Zoning Compliance Summary  

 

engaging and safe pedestrian streetscapes, and differentiated retail 

experiences. The Project will reestablish Boynton Yards as an economic 

engine to stimulate and complement Somerville’s surrounding, existing 

neighborhoods, as intended in SomerVision’s plan for the area. 

Additionally, the Project is well-positioned to address the City’s goal in 

SomerVision 2040 of establishing Boynton Yards as a biotech cluster and 

eco-district given the proposed office/R&D/lab uses in Buildings 1, 2, 3 

and 5 and the Proponent’s commitment for the Project to be LEED 

Platinum Certifiable.  

Consistency with Union Square Neighborhood Plan (USNP)  

The USNP establishes a goal for almost 4.25 million square feet of new 

commercial space within the Union Square plan area, with 7,575 jobs, 

1,030 units of housing, and almost three acres of public open space to be 

provided in the BY Sub-Area. Consequently, the BY Sub-Area is well-

positioned to serve as a primary economic engine for Somerville and 

could help generate a commercial tax base that would reduce 

Somerville's dependence on residential taxes and fees.  

According to the USNP, the design goals for the BY Sub-Area include: 

› Create a street network with blocks that are appropriately sized for 

commercial buildings; 

› Design complete streets; 

› Provide 2.59 acres of open space within the BY Sub-Area; and 

› Build enough residential development to create a vibrant, mixed-use 

neighborhood. 

With these design goals for Boynton Yards and broader City objectives as 

key priorities, the Project will complement and support the surrounding 

land uses and adjacent residential and commercial areas by providing 

new commercial, residential, retail, and entertainment opportunities, 

enhanced public open spaces, and jobs for residents of Somerville in 

alignment with the recommendations from the USNP. Additionally, the 

thoroughfares proposed by the Project will contribute towards the 

implementation of the planned future street network in Boynton Yards 

first documented by the Union Square Neighborhood Plan.  

Consistency with the Boynton Yards Urban Design Framework (BYUDF) 

The BYUDF was approved by the Somerville Planning Board on July 16, 

2020 and supplements the provisions of the BY Sub-Area by describing a 

set of standards and design criteria for development in the area.  

The BYUDF documents the following criteria for master plan projects 

within the BY Sub-Area: 

› Provide a minimum of 20 percent Civic space; 
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› Provide a maximum of 75 percent commercial space, with 10 percent 

of this space being designated for arts and creative enterprise space, 

and five percent being designated for a community center; 

› A maximum of 25 percent residential gross floor area; and 

› All buildings must be Net Zero or LEED Platinum. 

The BYUDF also highlights seven key principles/design goals for the BY 

Sub-Area that are consistent with the USNP. These include, but are not 

limited to, creating a new and walkable street network, providing at least 

2.5 acres of new Civic space, and providing enough residential density to 

create an 18-hour neighborhood with visible public life throughout most 

of the day.  

As described herein this application, the Project is compliant with the 

BYUDF master plan criteria, and is consistent with the key principles and 

design goals for development within the BY Sub-Area.  

Consistent with the Approved MPSP, the Development Site has been 

designed to accommodate the City’s future goal of realigning South 

Street, which is a stated goal of the BYUDF and USNP plans. The 

Proponent does not control the timing of the future realignment or 

reconfiguration of South Street, or the scope of the potential open space 

improvements associated with land outside the Development Site 

boundary; however, nothing in the design of the Project will impair the 

future realignment or expansion of the Civic space following the 

realignment of South Street.  

b) The intent of the zoning district where the property is located.  

The Project is located within the BY Sub-Area, which is envisioned to 

permit taller and denser development than would otherwise be allowed 

with the mid-rise and high-rise districts characterized by a mix of 

commercial and residential buildings, as well as a thoroughfare and open 

space network that emphasizes walkability and pedestrian connectivity. 

Thus, the Project complies with the intent of the BY Sub-Area as it 

proposes a mid-rise and high-rise commercial and residential buildings 

with multiple preferred uses and an active ground floor with enhanced 

walkability and pedestrian connectivity, and new publicly accessible open 

spaces. 

c) The proposed alignment and connectivity of the thoroughfare 

network.  

The proposed thoroughfare network is designed in accordance with the 

goals of the USNP, BYUDF, and the Zoning Ordinance. The proposed 

street grid (and associated public realm improvements) is intended to 

strengthen current and future connections between Webster Avenue (to 

the west) and Medford Street (to the east), with a specific focus on 

providing improved pedestrian and bicycle connections to the future 
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Union Square MBTA Green Line Station. The organization of the 

thoroughfare network also establishes opportunities to provide 

meaningful open space, sensible development parcels, and a vibrant 

public realm.  

As described in Section 1.4.1 of Chapter 1, Project Description, 

Thoroughfare 1 serves as the Development Site’s primary pedestrian 

spine. This critical east/west connection is designed to deemphasize 

vehicular travel to instead prioritize pedestrian and bicycle movement. 

Earle Street serves as the Development Site’s service corridor, providing 

parking and loading access to 101 South and Building 3. The 

consolidation of the service activities along Earle Street allows 

Thoroughfare 1, Windsor Street, and Harding Street to remain focused 

on accommodating pedestrian, bicycle, and limited vehicular travel. The 

Development Site’s perimeter Streets, including Windsor Street, South 

Street, and Harding Street, will also be improved to meet the City’s goals 

of providing a pedestrian-friendly, walkable environment in Boynton 

Yards. These streets will receive street parking lanes, protected bicycle 

lanes, and expanded sidewalks to meet the intent of the Zoning 

Ordinance.  

Consistent with the Approved Master Plan, bicycle facilities along South 

Street will be enhanced with a raised, separated bike lane on the north 

side of South Street. On the opposite side of South Street, a buffered 

bike lane will be striped within the existing pavement widths.  

The design of the Development Site acknowledges the City’s future goal 

of realigning South Street to recreate a grid layout and provide a 

continuous connection between Medford Street and Webster Avenue. As 

one of many examples of the Proponent’s cooperative partnership with 

the City, the Development Site is designed to be modified at the time of 

this potential realignment, offering a pedestrian-focused streetscape and 

allowing Civic Space 1 to be expanded by others to meet the City’s goal 

of a cohesive open space between South Street and Ward Street.  

Consistent with the Planning Board’s decision on the Approved MPSP, as 

a component of Phase 2 the Proponent is advancing plans with the City 

to reconfigure the easterly segment of South Street between Harding 

Street and Medford Street so that it will allow for one-way eastbound 

traffic with two-way bicycle facilities on one side of the street. The 

Proponent understands that these are public roadways under City 

jurisdiction, and any such changes will need to be advanced by the City. 

The Proponent does not control the timing of the future realignment or 

reconfiguration of South Street, or the scope of the potential associated 

open space improvements associated with land outside the Development 

Site Boundary. 

a 
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d) The gross floor area allocated to different use categories. 

Refer to Table 1-1 of Chapter 1, Project Description, for a program 

summary table.  

e) Mitigation proposed to alleviate any adverse impacts on utility 

infrastructure. 

Refer to Chapter 2, Utility Analysis, for an analysis of existing and 

proposed utilities, and proposed mitigation. The utility design and any 

proposed mitigation will be refined during building design and 

elaborated during review of the appropriate Site Plan approval 

application for each subsequent development phase.  

f) Proposed development phasing.  

Consistent with the Approved MPSP,  the Project will be constructed in 

four phases. Please refer to Section 1.7 of Chapter 1, Project Description, 

for a summary of the Project Schedule and Phasing.  

g) Proposed on-street parking to address demand by customers of 

Retail Sales, Food & Beverage, or Commercial Services principal 

uses.  

The Project will provide approximately 48 short-term, on-street parallel 

public parking spaces to support the ground level retail space along the 

east side of Windsor Street, the south side of Thoroughfare 1, the north 

side of South Street, and the west side of Harding Street (which is the 

same as the existing condition). 
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1.8 SHADOW STUDIES
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Figure A1a - Existing + Net New Shadows

March 21, Vernal Equinox
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1.8 SHADOW STUDIES
March 21, 9:00am - 3:00pm
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Figure A1b - Cumulative Shadow Impacts 

March 21, Vernal Equinox

C:\Users\rola.idris\Documents\PROJECTS ACTIVE\BY\15_MP amendment\NEW-vhb-tabloid-landscape_MP AMDMT FIGURES-LMP 12-15-2021.indd  p10  12/18/21

Development Boundary

New Shadow

Existing Shadow

9:00am
10:00am
11:00am
12:00pm
1:00pm
2:00pm
3:00pm



Boynton Yards
Somerville, Massachusetts

1.8 SHADOW STUDIES
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Figure A2a - Existing + Net New Shadows

June 21, Summer Solstice
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1.8 SHADOW STUDIES
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Figure A2b - Cumulative Shadow Impacts 

June 21, Summer Solstice
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1.8 SHADOW STUDIES
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Figure A3a - Existing + Net New Shadows

September 21, Autumnal Equinox
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1.8 SHADOW STUDIES
September 21, 9:00am - 6:00pm
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Figure A3b - Cumulative Shadow Impacts 

September 21, Autumnal Equinox
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1.8 SHADOW STUDIES
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Figure A4a - Existing + Net New Shadows

December 21, Winter Solstice
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1.8 SHADOW STUDIES
December 21, 9:00am - 3:00pm
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December 21, Winter Solstice
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Engineers Scientists Planners Designers 
101 Walnut Street, PO Box 9151, Watertown, Massachusetts 02471 
P  617.924.1770 F  617.924.2286 www.vhb.com  

To: City of Somerville Date: November 5, 2021 
Attn: Sarah Lewis 
93 Highland Avenue 
Somerville, MA 02143 

Project #: 14864.01 

  
From: Patrick Dunford, P.E. 

Project Manager 
Kathleen Keen, P.E. 
Project Manager 

Re: Boynton Yards Master Plan Special Permit Amendment 
Supplemental Transportation Memorandum 
Taza Building Square Footage Revision and  
Parking Reduction 

 

VHB, on behalf of Boynton Yards LandCo LLC (a joint venture between DLJ Real Estate Capital Partners and Leggat 
McCall Properties LLC) (the Client), has prepared and submitted a Mobility Management Plan (MMP)1, Transportation 
Impact Study (TIS)2, and Transportation Access Plan (TAP)3 for the Boynton Yards Master Plan Special Permit 
Amendment. The following memo details corrections to the Taza building square footage (SF) as well as a reduction to 
the proposed parking supply. The sections below, along with Table 1, detail these changes. 

Taza Building Square Footage Revision 
The documents listed above incorrectly identified the existing Taza building size as approximately 79,500 square feet 
(SF) instead of the correct size of 95,000 SF. This resulted in incorrectly identifying the total development program as 
1,846,500 SF instead of the correct 1,862,000 SF. The Taza building currently exists and is fully operational on Site 
today and is expected to remain as such under future conditions, with or without the Project in place. The incorrectly 
identified Taza building size does not change the transportation analyses and resulting transportation mitigation 
program presented in the MMP, TIS, and TAP. Trips associated with the Taza building are already accounted for in the 
existing collected traffic data (from both September 2017 and May 2021). The size of the Taza building only was 
utilized in estimating these existing trips, which were subsequently deducted from the overall development program 
trip generation. Revising those calculations to reflect the slightly larger building size and corresponding slightly larger 
overall building program would result in negligible differences, rendering the analysis still valid. Accordingly, this 
information is being provided for reference only as this discrepancy does not require that any analysis be revisited. 

Parking Reduction 
As part of the MMP Final Decision dated November 5, 2021, Condition #1 specifies a reduction in the Project’s 
proposed parking supply from that proposed in the MMP, TIS, and TAP. The condition states:  
“The approval of this MMP is conditioned on a reduction in the parking program provided in the proposed MPD. The 
number of off-street parking spaces in the Approved MPD may not exceed 1,125 total parking spaces and shall be 
calculated as the overall parking ratio of 0.6 parking spaces per 1000 sf in the Approved MPD. For Clarity, if the Board 
approves 1,862,000 sf in the Approved MPD, a total of 1,117 parking spaces would be approved. Any Revision to the 
Approved MPD will require a revision to this Master Plan MMP. This parking space limit shall be inclusive of all off-street 
parking spaces that serve the Approved MPD and may be allocated within proposed buildings at the Applicant’s 
discretion.” 

 
1  Mobility Management Plan: Boynton Yards Master Plan, VHB, rev. August 4, 2021. 
2  Transportation Impact Study: Boynton Yards, VHB, August 2021. 
3  Transportation Access Plan: Boynton Yards – Master Plan, VHB, August 19, 2021. 



City of Somerville 
Ref:  14864.01 
November 5, 2021 
Page 2 
 
 

 

Therefore, the proposed off-street parking will be reduced from 1,320 spaces to 1,117 spaces based on the current 
total development program of 1,862,000 SF. The number of on-street parking spaces and bicycle spaces will remain 
the same. The measures outlined in the MMP will help reduce reliance on vehicular travel and parking to support the 
reduced parking program.  

Table 1 Proposed Development Program  

 Proposed Program 
(MMP, TIS, TAP) 

Proposed Program 
(Revised) Difference 

Commercial 1,347,500 SF 1,363,000 SF +15,500 SF 
Retail 59,000 SF 59,000 SF none 
Residential 440,000 SF (440 units) 440,000 SF (440 units) none 
Total  1,846,500 SF 1,862,000 SF +15,500 SF 
Off-Street Parking 1,320 spaces 1,117 spaces -203 spaces 
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CITY OF SOMERVILLE, MASSACHUSETTS 
MAYOR’S OFFICE OF STRATEGIC PLANNING & COMMUNITY DEVELOPMENT  

JOSEPH A. CURTATONE 
MAYOR 

 
GEORGE J. PROAKIS         
EXECUTIVE DIRECTOR    
 

CITY HALL ● 93 HIGHLAND AVENUE ● SOMERVILLE, MASSACHUSETTS 02143 
(617) 625-6600 EXT. 2500 ● TTY: (617) 666-0001 ● FAX: (617) 625-0722 

www.somervillema.gov 

November 5th, 2021 
 
Robert Dickey  
Boynton Yards LandCo LLC  
10 Post Office Square #1300  
Boston, MA 02109  
 
  
Dear Mr. Dickey, 
 
This letter is the Final Decision of the Director of Mobility for the Mobility Management Plan (‘MMP’) 
submitted by Boynton Yards Land Co LLC, a joint venture between DLJ Real Estate Capital Partners and 
Leggat McCall Properties LLC, (the ‘Applicant’) as required by §11.4 Mobility Management of the 
Somerville Zoning Ordinance for a Master Planned Development (MPD) project on approximately 6.8 
acres of land in the Boynton Yards neighborhood. The decision is an Approval with Conditions. This 
letter details the conditions necessary for the successful implementation of your plan and sets the City’s 
expectations for the forthcoming MMPs for individual buildings. 

Background & Applicability  
The Boynton Yards Master Planned Development (MPD) project proposes the construction of a four 
phase mixed-use development that includes six buildings. Based on the Supplemental Transportation 
Memorandum provided by project team, the development program will consist of approximately 
1,862,000 GFA, with approximately 1,363,000 SF of office, research and development, and lab enabled 
uses, 440,000 SF of residential space (440 units), and 59,000 SF of retail and/or restaurant space. The 
development proposes no more than 1,320 structured below-grade vehicle parking spaces, 888 long 
term bicycle parking spaces, and 203 short term bicycle parking spaces (the “Proposed MPD”).   
 
The Project is located in the Boynton Yards (BY) overlay district sub-area in the High-Rise (HR) zoning 
district. The BY sub-area is subject to a 1,500 space off-street parking maximum that may only be 
exceeded by Special Permit. The BY sub-area is also subject to commercial floor area minimums that 
requires at least 75% of floor space to be dedicated to non-residential uses and at least 10% of the total 
commercial floor area to be dedicated to Arts & Creative Enterprise uses.  
 
As proposed, the Proposed MPD is an amendment to the existing approved MPD and represents an 
increase of 481,500 GFA consisting of 363,000 sf of commercial space, 16,500 sf of retail space, 102,000 
(110 units) of residential space, and 318 off-street vehicle parking spaces.  
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Mobility Management Plans are required by the Somerville Zoning Ordinance for Master Planned 
Development. The purpose of a MMP for master planned development is to ensure that master 
developers are fully aware of the mobility management responsibilities of future property owners and 
tenants and that advanced notice is provided to future property owners, tenants, parking facility 
operators, and property management firms of the operational expectations necessary for successful 
plan implementation.  This Master Plan MMP and Final Decision Letter supersede the original Master 
Plan MMP and Final Approval Letter dated 8/14/2020 and shall apply to the entire MPD to be 
approved by the Planning Board (the "Board") in an Amendment to the Master Plan Special Permit 
(MPSP2020-002) dated February 4, 2021 (the "Approved MPD"). 

Each of the proposed commercial buildings will meet the fifty thousand (50,000) square feet commercial 
space threshold to trigger MMP requirements of the property owner. In addition, the residential 
building will meet the twenty (20) or more total dwelling units threshold to trigger MMP requirements 
of the property owner. The Applicant is required to submit a MMP approval letter as a part of the site 
plan approval for each building.   
 
Due to the size of the buildings, one or more future tenants may trigger the requirements of individual 
employers with more than 50 employees. The property owner shall require qualifying future tenants to 
provide required mobility management programs and services through lease agreements. Due to the 
size of the ground floor retail/restaurant spaces, the future tenants of these spaces may not meet the 
fifty (50) employee threshold to trigger individual MMP requirements – making the property owner 
primarily responsible for implementation of the required mobility management programs and 
services. Annual reporting will be necessary to verify the cumulative employee count each year 
and implementation of programs & services required of the property owner and/or retail/restaurant 
tenants should this threshold be exceeded.  
 

Plan Commitments 
Programs and Services Required by SZO 
The Applicant has made the following commitments in relation to the mode share requirements for all 
mobility management plans:   

• To making reasonable efforts to control the percentage of trips made by automobile at fifty 
percent (50%) or less and to implement additional mobility management programs and 
services if annual monitoring and reporting identifies a shortfall in meeting this goal.   

  
The Applicant has made the following commitments in relation to the programs and services required 
for buildings with fifty thousand (50,000) square feet or more of commercial space and for multi-tenant 
buildings where the tenants, in combination, have fifty (50) or more employees:   

• To provide an on-site transportation coordinator and to identify the work space location or 
office and contact information for the on-site transportation coordinator prior to occupancy 
of the building.  

• To post and distribute mobility management information, including information pertaining 
to pedestrian, cycling and transit access to the Project Site.   

• To host an annual mobility management education meeting for tenants and their 
employees.   

• To un-bundle the rental or lease of parking spaces from the rental or lease of floor space.  
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• To offer preferential carpool and vanpool parking within the parking garage and spaces near 
office building entrances within the parking garage as a convenience to commuters and to 
promote ride-sharing.  

 
The Applicant has committed to require in all commercial lease agreements for all future tenants:  

• To provide their employees with Qualified Transportation Fringe benefits per current U.S. 
Internal Revenue Code.  

• To become a participating MassRIDES employer partner worksite that is registered for 
the MassRIDES Emergency Ride Home (ERH) program or to provide a similar guaranteed ride 
home service.  

 
The Applicant has committed to require in all commercial lease agreements for all future tenants with 
50 or more employees:   

• To submit their own Mobility Management Plan and provide for their employees all 
programs and services required by the Somerville Zoning Ordinance of employers with 50 or 
more employees.  

 
The Applicant has made the following commitments in relation to the programs and services required 
for property owners of commercial parking facilities:  

• To offer preferential carpool and vanpool parking within the parking garage and spaces near 
office building entrances within the parking garage as a convenience to commuters and to 
promote ride-sharing.  

• To post mobility management information, including information pertaining to pedestrian, 
cycling and transit access to the Project Site.  

 
The Applicant has made the following commitments in relation to the programs and services required 
for the property owner of a residential building with 20 or more dwelling units:  

• To post and distribute mobility management information, including information pertaining 
to pedestrian, cycling and transit access to the Project Site.   

• To un-bundle the rental or lease of parking spaces from the rental or lease of floor space.  

Additional Commitments  
In addition to the above, the Applicant has committed to the following additional programs & services:  

• To be provided by the Property Owner:  
o To provide two new BlueBikes bike-share stations located within the Development 

Site.  
o To work with the MBTA to identify appropriate locations for new or relocated bus 

stops near the Development Site and other possible amenities, including bus 
shelters and real-time transit information.  

o To provide a central commuter information center within the site. 
o To implement a shuttle service to Kendall Square and Sullivan Square for the period 

before the Union Square GLX station opens, and to evaluate the shuttle for 
continued operations after the Union Square GLX station begins service.  

o To becoming an active member of any TMA formed in the vicinity of the Project.   
• To be provided by all tenants with 50 employees or more:  

o To provide an on-site transportation coordinator  
o To charge employees market rate for on-site parking spaces   
o To implement short-term parking lease agreements for employees  
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• To be provided by the Property Management Firm:  
o Charge market rate for parking spaces through tenant lease agreements; 
o Implement short-term parking lease agreements; 
o Require tenants to offer short-term parking lease options to employees; 
o Require tenants to charge employees market rate for on-site employee parking; 
o Provide preferential carpool/vanpool parking spaces; 

Mobility Division Comments & Approval Conditions  
The Applicant details a number of additional programs and services that may or may not be offered by 
the Applicant or by future tenants. While we commend the Applicant for detailing programs and 
services that could potentially reduce vehicle travel to the site, these measures cannot be evaluated as 
constructive elements of the Mobility Management plan without firm and specific commitments by the 
Applicant to implement them or require them of future tenants. 
 
The Somerville Zoning Ordinance limits the number of off-street vehicle parking spaces in the Boynton 
Yards sub-area to a maximum of 1,500 spaces, which may only be exceeded by Special Permit. While the 
parking maximum has not yet been reached, it is expected that the addition of this Project as proposed 
would exceed the space limit.  
 
While the Mobility Division is studying the parking demand and supply in Boynton Yards to determine if 
– and under what circumstances – it would be appropriate to recommend a special permit to allow a  
future development to exceed the parking maximum for the district, at this time, the Mobility Division 
cannot support a proposal that would exceed the parking maximum.   Therefore, the overall parking for 
the MPD must not exceed 1,125 parking spaces so as to remain under the parking maximum for the 
district, and to limit the negative impacts of increased vehicle travel and to avoid incentivizing driving 
over sustainable transportation options. 
 

• CONDITION #1: The approval of this MMP is conditioned on a reduction in the parking 
program provided in the Proposed MPD. The number of off-street parking spaces in the 
Approved MPD may not exceed 1,125 total parking spaces and shall be calculated as the 
overall parking ratio of 0.6 parking spaces per 1000 sf in the Approved MPD. For Clarity, if 
the Board approves 1,862,000 sf in the Approved MPD, a total of 1,117 parking spaces would 
be approved. Any Revision to the Approved MPD will require a revision to this Master Plan 
MMP. This parking space limit shall be inclusive of all off-street parking spaces that serve the 
Approved MPD and may be allocated within proposed buildings at the Applicant's discretion. 

 
The Somerville Zoning ordinance requires all site parking garages to be operated as Commercial Parking 
Facilities, meaning that these parking resources will not be exclusive to building tenants and their 
employees and will be open to the public. The Mobility Division cannot support accessory parking on 
this site and is committed to ensuring that new parking creation in the Boynton Yards district is a shared 
resource available to the public, inclusive of tenant employees. In addition, parking spaces must be 
priced at local market rates and will be unbundled for tenant employees and residents. Finally, strong 
Transportation Demand Management (TDM) measures, transit amenities and connections, and 
additional supportive infrastructure to encourage the use of non-vehicle transportation modes are 
integral components of Mobility Management planning for this site. 

• CONDITION #2: The Applicant (or their designated parking facility operator) will operate the 
parking garages as Commercial Parking Facilities and will offer, at minimum, hourly, daily 
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(weekday and weekend), overnight, and monthly parking rental options at local market rates 
to general public, inclusive of tenant employees and site residents, 24 hours per day, 7 days 
per week, and 365 days per year. Tenant employees and residents must pay market rate 
directly for parking and must be made aware of different parking pass options at the point of 
sale and through the distribution of mobility management information. Tenants may not 
lease parking spaces or passes on behalf of their employees, but tenant leases may include 
the allocation of a set number of unreserved monthly parking passes which may be 
purchased by tenant employees directly from the Applicant (or their designated parking 
facility operator) on a first come first serve basis. The property owner must provide either a 
copy of executed lease agreements or an affidavit signed by the property owner and 
tenant(s) verifying that this language was included and agreed to in the lease or other 
agreement. 

• CONDITION #3: The Applicant (or their designated parking facility operator) must manage 
the Commercial Parking Facilities so that the various required parking pass options remain 
generally available to the public, inclusive of tenant employees. Any reserved parking spaces 
are subject to a 200% market rate price premium as well as the overall reserved space limits 
set forth in Condition #4. Applicant will submit details on all parking rates offered in the 
commercial parking facility as well as detailed historical parking occupancy and passholder 
sales data with annual reporting so that the utilization of the garage may be evaluated. 
Applicant may adopt operational measures to meet existing passholder obligations but shall 
always seek to maximize utilization of parking spaces and shall ensure that an allocation of 
spaces remains for daily and hourly parking.  

• CONDITION #4: In any lease agreement with all future tenants of any number of employees, 
the Applicant shall require the tenant to unbundle, and charge the market rate for, any 
employee parking spaces by charging their employees the full market rate of such spaces. 
Standard lease agreement language for unbundled and market rate parking must be 
approved by the Director prior to the issuance of any Certificate of Occupancy. To verify 
ongoing conformance, the property owner must provide either a copy of executed lease 
agreements or an affidavit signed by the property owner and tenant(s) verifying that this 
language was included and agreed to in the lease or other agreement. 

 
• CONDITION #5: The number of reserved vehicle parking spaces in each Commercial Parking 

Facility is restricted to no more than 5%, rounded to the nearest whole number. 

 
• CONDITION #6: Posted and distributed mobility management information must be reviewed 

and approved by the Director of Mobility prior to the issuance of any Certificate of 
Occupancy for the building.  

• CONDITION #7: At least two (2) parking spaces must be made available in EACH parking 
garage (10 spaces total) for car share vehicles at no cost to a car share service provider. 
Spaces may be brought online at the discretion of the car share service provider. 
Notification of available spaces to car share service providers must be documented prior to 
the issuance of any Certificate of Occupancy and in annual reporting.  

• CONDITION #8: At least 2.5% of the total parking spaces provided in each commercial 
service vehicular parking facility, rounded to the nearest whole number, must be signed, 
designated, and reserved for carpools and/or vanpools and be located in preferential 
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locations close to building entrances. Additional spaces must be provided as demand 
warrants. 

• CONDITION #9: A least one (1) bicycle repair facility must be provided for tenant employees 
in a convenient location such as the bike storage room in EACH of the six buildings. Locker 
rooms with shower facilities must be provided in EACH of the six buildings for tenant 
employees and can be provided in a single space for all building users, in spaces for each 
tenant, or in multiple spaces shared amongst tenants. Locker room and shower capacity 
must meet expected employee demand, and must be expanded as necessary to meet actual 
employee demand.  

• CONDITION #10: On-site real time transit information is required in each building and in 
significant exterior public facing locations. Locations of on-site transit information will be 
determined in building level Mobility Management Plans. Details on the locations of all real 
time transit information screens will be submitted to the Director for approval prior to the 
issuance of a building permit for any portion of the Project.  

• CONDITION #11: The Applicant will sponsor, and identify an off-street location for, three city 
owned 19-dock BlueBikes bike share station to be located either on the Applicant’s property 
or a city approved location on a public sidewalk in the vicinity of the Project site. Locations 
must be approved prior to the issuance of any building permit for the site and identified on 
building plans as applicable. One station must be installed prior to issuance of any Certificate 
of Occupancy for Phase 2, a second station must be installed prior to issuance of any 
Certificate of Occupancy for Phase 3, and a third station must be installed prior to issuance 
of any Certificate of Occupancy for Phase 4. 

• CONDITION #12: At least 15% of the total parking spaces provided in each commercial 
service vehicular parking facility, rounded to the nearest whole number, must be equipped 
with Level 2 Chargers (or then current technology) when the garage opens for occupancy. 
The remaining 85% of the garage vehicle parking spaces must be EV Ready spaces. EV Ready 
spaces must be equipped with Level 2 chargers (or then current technology) as demand 
warrants. Documentation of EV readiness must be submitted to the Mobility Division prior to 
the issuance of any building permit for the site, including identification of future conduit 
paths to each parking space, future charging station locations, adequate space in the 
electrical panel, and adequate transformer capacity and/or space for additional transformer 
capacity to accommodate future installations. 

• CONDITION #13: In any lease agreement with all future tenants of any number of 
employees, the Applicant shall require tenant(s) to subsidize MBTA transit passes for 
employees by at least 90% of the pass cost, up to the federal maximum Qualified 
Transportation Fringe benefits per current U.S. Internal Revenue Code ($270 per month in 
2021), subject to annual increases. Standard lease agreement language for subsidized MBTA 
transit passes must be approved by the Director prior to their execution in lease agreements. 
To verify ongoing conformance, the property owner or property manager must provide 
either a copy of executed lease agreements or an affidavit signed by the property owner and 
tenant(s) verifying that this language was included and agreed to in the lease or other 
agreement. The Applicant may choose to provide this subsidy themselves directly to site 
employees and is ultimately responsible for ensuring that all site employees are offered this 
subsidy. 
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• CONDITION #14: In any lease agreement with all future tenants of any number of 
employees, the Applicant shall require tenant(s) to enroll in the BlueBikes Bike Share 
Corporate Partner Program and subsidize annual BlueBikes memberships for employees at 
the Gold subsidy level or higher (100% subsidy), subject to rate increases. Standard lease 
agreement language for subsidized BlueBikes annual passes must be approved by the 
Director prior to their execution in lease agreements. To verify ongoing conformance, the 
property owner or property manager must provide either a copy of executed lease 
agreements or an affidavit signed by the property owner and tenant(s) verifying that this 
language was included and agreed to in the lease or other agreement. The Applicant may 
choose to provide this subsidy themselves directly to site employees and is ultimately 
responsible for ensuring that all site employees are offered this subsidy. 

• CONDITION #15: The property owner must have a signed contractual agreement become a 
dues paying member of any Transportation Management Agency (TMA) established to serve 
the Boynton Yards neighborhood. Proof of membership must be submitted to the Director 
prior to the issuance of the any Certificate of Occupancy for the site or within six months of 
the start of TMA operations, whichever occurs later. 

• CONDITION #16: For the purpose of reducing daily peak-hour vehicle trips, the Applicant 
shall, to the extent practicable, work with tenants, the City of Somerville’s Economic 
Development Division, and the community to develop strategies to advertise employment 
opportunities and seek qualified candidates that live within Somerville. The Applicant shall 
provide annual reports of data on the compliance with this condition, including but not 
limited to employee's daily trip place of origin data (i.e. home city/town), and other relevant 
information as required by the Director of Mobility. 

• CONDITION #17: In addition to the initial mode share commitment of 50% or less trips made 
by automobile, the Applicant shall make reasonable efforts to control the percentage of trips 
made by automobile at 37.5% or less by 2030 and at 25% or less by 2040 in order to meet 
the city’s SomerVision 2040 goals. The Applicant will implement additional mobility 
management programs and services if annual monitoring and reporting identifies a shortfall 
in meeting this goal.  

Monitoring and Reporting  
The property owner has committed to Annual Reporting to track, assess, and report on the 
implementation of the Mobility Management program as required by the Director’s submittal 
requirements, which include:  

• Annual travel surveys of employees of participating non-residential tenants.  
• Annual reporting of parking utilization and operations for any Commercial Service Vehicular 

Parking facility  
• Biennial (every other year) counts of automobile trips entering & exiting any parking 

facilities.  
• Status update of Mobility Management program & service implementation.  

 
All monitoring must be conducted at the same time each year, as determined by the Certificate of 
Occupancy for each building. If the Certificate of Occupancy for a building is issued between September 
1 and February 29, the monitoring shall take place during the months of September or October and be 
reported to the Mobility Division no later than November 30. If the Certificate of Occupancy for a 
building is issued between March 1 and August 31, monitoring shall take place during the months of 
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April or May and be reported to the Mobility Division no later than June 30. This will ensure that the 
monitoring captures a realistic assessment of the performance of the project, while giving time to 
compile the results and report them to the City.   
 
It is important to note that while approved Mobility Management Plans are transferable by and among 
private parties, this transfer is contingent upon the new owner agreeing to continue to operate in 
accordance with the previously approved Mobility Management plan, as conditioned. Should the 
property owner elect to transfer some portion or all of the development subject to this Mobility 
Management Plan, commitment to the previously approved Mobility Management Plan is required by 
the new property owner.   
 
I look forward to working with you in the future as you implement this plan. If you have any questions, 
please feel free to contact me at (617) 625-6600 or brawson@somervillema.gov.   
  
Sincerely,  
 
 
 
 
 
 
 
Brad Rawson  
Director of Mobility  
Mayor’s Office of Strategic Planning & Community Development  
City of Somerville, Massachusetts  
 
 
   
I certify that I have read and agree to implement the Mobility Management Plan in the form approved 
by the Director of Mobility. I understand that failure to implement the approved plan may result in 
enforcement actions taken by the City of Somerville.  
  
Agreed and accepted,  
  
  
  
 
  
Robert Dickey  
Boynton Yards LandCo LLC  
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 1 Project Information 

1 
Project Information 

Contact Information 

The Project development site address and contact information is as follows: 

153 South Street 

Contact: 

Boynton Yards LandCo LLC 

(A joint venture between DLJ Real Estate Capital Partners and Leggat McCall 

Properties LLC) 

10 Post Office Square, #1300 

Boston, MA 02109  

Project Description 

Boynton Yards LandCo LLC (a joint venture between DLJ Real Estate Capital Partners and Leggat 

McCall Properties LLC) (collectively the “Proponent”) has previously filed a Mobility Management 

Plan (MMP) in July 20201 and a supplemental update on August 13, 20202 for the Boynton Yards 

Master Plan proposal. The MMP and supplemental update were approved by the City of Somerville 

Mobility Division on August 14, 2020. Since the previously approved Boynton Yards Master Plan 

proposal, the Proponent has assembled additional parcels adjacent to the Master Plan area and is 

proposing to incorporate the redevelopment of these parcels into the overall Boynton Yards Master 

Plan. 

 

1  Boynton Yards: 153 South Street, Mobility Management Plan, VHB, July 2020 

2  Mobility Management Plan – updated, Boynton Yards, 153 South Street, Somerville, Massachusetts, VHB, August 13, 2020 
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 2 Project Information 

The previously approved Master Plan included a pedestrian and transit oriented, mixed-use 

development consisting of four buildings containing a mixture of residential units, commercial 

(research & development and office), and supporting retail/restaurant space (the “Project”).  

The currently proposed development will be constructed across six buildings (one existing building 

to remain and five new buildings) to be generally located north of and adjacent to South Street, to 

the west of Harding Street, and extending to the parcel just east of Windsor Street in Somerville, 

Massachusetts (the “Site”). Directly north of the Project Site is the MBTA train tracks for the Green 

Line Extension (“GLX”) project. Windsor Place Extension, which is an existing privately-owned street, 

travels in an east-west direction through the Site. The Proponent intends to transfer the ownership of 

the Windsor Place Extension to the City. For the purposes of the MMP, this new roadway is referred 

to as “Thoroughfare 1”. In the future, the proposed buildings will host a mixture of office, research 

and development (R&D) and lab enabled uses (office/R&D/lab), ground floor retail/restaurant uses, 

residential, and associated parking facilities and infrastructure improvements. 

Build Out/Program Estimates 

The Proponent proposes the construction of a pedestrian- and transit-oriented, mixed-use 

development that includes six buildings consisting of approximately 440 residential units, 

1,347,500 SF of commercial space (to be evenly split between lab/research & development and office 

space), 59,000 SF of retail/restaurant space, and 1,320 primarily structured below-grade parking 

spaces (the “Project,” also known as Boynton Yards). Consistent with Article 8.3.11(f)(iii) of the City’s 

zoning code, approximately 10 percent of the total commercial floor area in the proposed Project will 

be dedicated to Arts & Creative Enterprise principal uses. Table 1 below summarizes the previously 

approved and current Boynton Yards Master Plan development programs. 

Table 1 Program Use Table  

 
Previously Approved 
Program 1 

Currently Proposed 
Program 2 Difference 

Commercial 984,500 SF 1,347,500 SF +363,000 

Retail 42,500 SF 59,000 SF +16,500 

Residential 338,000 SF (330 units) 440,000 SF (440 units) +102,000 SF (110 units) 

Total  1,365,000 SF 1,846,500 SF +481,500 

Off-Street Parking 1,002 spaces 1,320 spaces +318 spaces 
1 Previously approved development program as presented in the August 2020 TIAS as part of the Boynton Yards 

Master Plan.  

2 Currently proposed development program as of August 2021. 

An initial component of the Project – approximately 257,500 SF of the proposed commercial space 

and 12,500 SF of the proposed retail/restaurant space – is already under construction at 101 South 

Street (known as “101 South”). The Mobility Management Plan (MMP) for this portion of the Project 

was completed and approved under the 1 Earle Street property (now known as 101 South). 

Additionally, Building 2 (One Boynton) – approximately 357,000 SF of the proposed commercial 

space and 9,000 SF of the proposed retail/restaurant space – has been approved by the City of 

Somerville, though construction has not yet started. The Mobility Management Plan (MMP) for this 

portion of the Project was submitted in May 2021 and received final approval on July 6, 2021. 
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The development program by building is shown in Table 2. 

Table 2 Development Program 

Building  

Office / Lab / 
Research & 
Development a 

Retail/  

Restaurant Residential Total 
Parking 
spaces b 

Building 1 
(101 South) 257,500 SF 12,500 SF 0 units 270,00 SF 250 

Building 2 (One 
Boynton) 357,000 SF 9,000 SF 0 units 366,000 SF 242 

Building 3 (A&B) 370,000 SF 11,000 SF 0 units 381,000 SF 240-270 

Building 4 0 SF 10,000 SF 
440 units 
(440,000 SF) 450,000 SF 280-310 

Building 5 288,000 SF 12,000 SF 0 units 300,000 SF 240-270 

Building 6 (Taza) – 
Existing  75,000 SF 4,500 SF 0 units 79,500 SF 5 

Total Build-out 1,347,500 SF 59,000 SF 
440 units 
(440,000 SF) 1,846,500 SF 1,320 

a A total of approximately 1,347,500 SF of building space will be devoted to office, lab, or research and development 

space. The exact breakdown for between these uses is based on current development plans but may change over time 

based on market conditions and tenant needs.  

b Parking count for Buildings 3-5 to be determined as the architecture is refined. The total off-street parking count for 

the Master Plan area will not exceed 1,320 spaces. 

Project Schedule / Phasing 

The Project will be developed as one master-planned development project, to be constructed in four 

phases, with construction anticipated to be undertaken over six to eight years. This timeframe may 

be extended depending on market conditions and the scope of each phase of construction. This 

following section provides a general summary of the anticipated Project schedule and phasing. 

Existing Uses 

Building 6 (the Taza Building) currently exists and is operational on Site today. It is expected to 

remain as such, with minor updates to the façade and curb area. 

Phase 1 

Phase 1 of the Project involves the currently active construction of Building 1 (101 South) and the 

construction of an interim open space to the west. The interim open space will provide a passive 

space for short-term activation opportunities. Phase 1 will also include the installation of new 

pavement, sidewalk and drainage inlets associated with the extension of Thoroughfare 1 that will be 

completed in later phases. 

Phase 2  

Phase 2 of the Project consists of the construction of Building 2 and the construction of Civic 

Space 1, the signature open space that was initiated during Phase 1. Along the east side of 
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Building 2, Phase 2 includes the construction of the open and landscaped improvements that will 

serve as a gateway to the neighborhood. Additionally, during Phase 2, the intersection at Ward Street 

will be reconstructed and connected to Harding Street and extended north to Thoroughfare 1.  

Buildings 3 and 4 will not be developed until Phases 3 and 4, but the proposed building lots will be 

used in the interim for temporary construction storage and staging.  

Phase 3 

Phase 3 of the Project consists of the construction of Buildings 3A and 3B. Thoroughfare 1 will be 

extended to connect to Building 3B, and the intersection at Ward Street will be reconstructed and 

connected to Harding Street and extended north to Thoroughfare 1.  

Phase 4 

Phase 4 of the Project consists of the construction of Buildings 4A, 4B, 4C, and 5. During Phase 4, the 

Project will construct Civic Space 2 to the west of Building 4, and Civic Space 3 to the east of Building 

4. Additionally, all streetscape and public realm improvements along the north side of 

Thoroughfare 1 will be completed. 

Parking 

The following section details the proposed Project parking supply, which is summarized in Table 3.  

Table 3 Parking Summary 

 Vehicular 
Parking a 

Bicycle Parking 

Area Long-Term Short-Term 

Off-Street Parking    

Building 1 (101 South) 250 118 48 

Building 2 (One Boynton) 242 102 42 

Building 3 b 240-270 73 23 

Building 4 b 280-310 440 37 

Building 5 b 240-270 105 35 

Building 6 (Taza Building) 5 50 18 

Total Off-Street Parking 1,320 888 203 

On-Street Parking    

Thoroughfare 1 33 n/a n/a 

Harding Street 15 n/a n/a 

Total On-Street Parking 48 n/a n/a 

Total Parking 1,368 888 203 
a Structured parking for Buildings 1-5, and surface parking for Building 6. 

b Parking count for Buildings 3-5 to be determined as the architecture is refined. The total off-street parking count for 

the Master Plan area will not exceed 1,320 spaces. 
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Off-Street Vehicular Parking 

The parking needs for the Project will be accommodated by the proposed 1,320-space total parking 

supply, which will appropriately satisfy the anticipated demand for this development. The parking 

supply will be primarily below-grade structured parking, replacing the existing expanse of surface 

parking that exists on the Development Site. Building 1 (101 South) currently is under construction 

and has a final design including four levels of below-grade parking with approximately 250 total 

parking spaces. Building 2 will include the construction of up to 242 structured below-grade parking 

spaces. The parking count for Buildings 3, 4, and 5 will be determined as the architecture is refined, 

and ranges are presented in Table 3. Building 6 will have five surface level parking spaces. The 

resulting parking ratio for the commercial and residential uses will be lower than that found at other 

large-scale mixed-use development projects in the area. The Transportation Impact Study (TIS) for 

the Master Plan update will include a comprehensive parking analysis documenting this finding.  

The Project will be providing a lower than typical parking ratio for residential and office/R&D/lab 

tenants. The Development Site is positioned within a quarter mile walking distance of the planned 

MBTA Union Square Green Line Station to the west, which is scheduled to open in December 2021, 

as well as existing MBTA bus routes that serve the Project. Through this deliberate design mindset, 

workers, residents, and visitors to the Development Site will be strongly encouraged to utilize 

alternative modes of transportation, including existing and enhanced MBTA services, to avoid using 

single-occupant vehicles (SOVs) to travel to and from the Development Site. 

On-Street Vehicular Parking 

The Project will provide approximately 48 short-term, on-street parallel public parking spaces to 

support the ground level retail space along Thoroughfare 1 and the west side of Harding Street 

(which is the same as the existing condition). It should be noted that there will be no on-street 

parking provided along Earle Street or South Street. Approximately 10 percent of on-street vehicular 

parking (five spaces) will be accessible.  

Of the 48 on-street parallel public parking spaces, 6 spaces are currently under construction as part 

of 101 South construction and will be located along the proposed Thoroughfare 1. As part of 

construction for Building 2, 17 spaces will be constructed along Thoroughfare 1. The remaining 25 

parallel parking spaces will be constructed throughout Phases 3 & 4, with 10 and 15 spaces to be 

constructed along Thoroughfare 1 and Harding Street, respectively. 

In addition to providing on-street parallel public parking spaces, there will be an approximately 

60-foot pickup/drop-off zone constructed along the north side of South Street. This pick-up/drop-off 

zone is currently under construction in conjunction with 101 South. 

Bicycle Parking 

A total of 888 indoor secured and 203 outdoor short-term bicycle parking spaces are expected to be 

constructed as part of four phases. Building 1 (101 South Street), which is already under construction 

as part of Phase 1, will provide approximately 118 indoor secured and 48 outdoor short-term bicycle 

parking spaces. Building 2, which has been approved by the City of Somerville, will provide 

approximately 102 indoor secured and 42 outdoor short-term bicycle parking spaces. The remaining 

bicycle parking spaces are expected to be constructed as outlined in Table 3 above. 
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Transit Services 

Ample public transportation services by the Massachusetts Bay Transportation Authority (MBTA) 

currently are provided in the study area, with significant enhancements also planned and under 

construction. A summary of existing public transportation amenities in the area is provided below, 

followed by a discussion of the future transit improvement projects and planning studies. 

Existing Conditions 

The Development Site is currently served by eight MBTA bus routes within a half mile of the 

Development Site. While no routes currently provide direct service to the Development Site, there are 

multiple MBTA bus stops in close proximity. These include the nearest bus stops located west of the 

Development Site on Webster Avenue at Columbia Street (Bus Route 85), and south of the 

Development Site on Cambridge Street at Windsor Street (Bus Route 69). Furthermore, MBTA Routes 

80, 86, 87, 88, 91, and CT2 provide nearby access to the Development Site. The nearest bus stop on 

Route 86 is located on Somerville Avenue at Prospect Street, and the nearest stop on Route 91 is 

located on Prospect Street at Webster Avenue. The closest MBTA bus stops for Routes 80, 87, and 88 

are located at the McGrath Highway/Somerville Avenue/Medford Street interchange. Route CT2 is 

one of three cross-town routes operated by the MBTA. By design, these cross-town routes have 

fewer stops than a traditional bus route. The nearest stop to the Development Site on Route CT2 is 

located at the intersection of Cambridge Street and Webster Avenue/Columbia Street.  

Peak period frequencies and ridership for MBTA bus services are summarized in Table 4. The existing 

MBTA bus routes are shown graphically in Figure 1. 
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Table 4 Project Area MBTA Service 

Bus Route  Origin/ Destination 

Peak-
Hour 
Frequency 
(minutes) Direction Weekday Saturday Sunday 

69 
Harvard Square – 
Lechmere Station 

 Inbound 1,408 700 404 

10-20 Outbound  1,323 736 432 

 Total 2,731 1,436 836 

80 
Arlington Center – 
Lechmere Station  

 Inbound 834 495 292 

30-40 Outbound  788 408 274 

 Total 1,622 902 566 

85 
Spring Hill – Kendall/MIT 
Station 

 Inbound 364 n/a n/a 

40-50 Outbound  222 n/a n/a 

 Total 586 n/a n/a 

86 
Sullivan Square Station – 
Reservoir Station 

 Inbound 3,052 1,505 1,049 

12-18 Outbound  3,175 1,617 1,101 

 Total 6,227 3,122 2,151 

87 
Clarendon Hill or Arlington 
Center – Lechmere Station  

 Inbound 1,804 1,184 635 

16-20 Outbound  1,878 1,295 672 

 Total 3,682 2,480 1,307 

88 
Clarendon Hill – Lechmere 
Station 

 Inbound 1,929 1,113 661 

16-20 Outbound  1,884 1,015 737 

 Total 3,813 2,128 1,398 

91 
Sullivan Square Station – 
Central Square, Cambridge 

 Inbound 713 754 403 

30 Outbound  726 718 344 

 Total 1,439 1,472 747 

CT2 
Sullivan Square Station – 
Ruggles Station 

 Inbound 1,048 n/a n/a 

20-25 Outbound  903 n/a n/a 

 Total 1,951 n/a n/a 
Source:   Fall 2019 MBTA Ridership data, reflective of pre-COVID-19 pandemic conditions.  

The location and distance of the nearest bus stops are summarized in Table 5. All bus stops shown in 

Table 5 are within an approximately 4-10 minutes walking time from the Site. 

  



Gateway Innovation Center
Somerville, Massachusetts

Source: MassGIS

0 200 400  Feet

\\vhb\gbl\proj\Boston\14864.01\Graphics\FIGURES\TIS July 2021\Public Trans_v2.indd  p1  07/09/21

MI
LK

PL
AC

E

UN
IO

N
ST

RE
ET

GORE STREET

BE
DF

OR
D

ST
RE

ET

W
AR

RE
N

ST
RE

ET

W
AT

ER

MACARELLI WAY

EVERETT STREET

OTIS STREET

W
EL

LIN
GT

ON
LA

NE

POPLAR STREE T

SOMERVILLE AVENUE

LINCOLN STREET

WASHINGTON STREET

FU
LK

ER
SO

N
ST

RE
ET

MA
X A

VE
NU

E

EI
GH

TH
ST

RE
ET

ST
RE

ET

BEACH AVENUE

WARD STREET
HA

RD
IN

G
ST

RE
ET

UNION SQUARE

TR
EM

ON
T ST

RE
ET

CHARLESTOWN STR EE
T

CAMBRIDGE STREET

PALERMO STREET

CA
RD

IN
AL

ME
DE

IR
OS

 AV
EN

UE

EV
ER

ET
EZ

E
W

AY

BE
RK

SH
IR

E
ST

RE
ET

PR
OS

PE
CT

ST
RE

ET

W
IN

DS
OR

ST
RE

ET

W
EBSTER

AVENUE

TREET

WI ACE

BENNETT ST RE
ET

LA
MB

ER
T S

TR
EE

T

JEFFERSON STREET

PORTER STREET
COLUMBIA STREET

NO
RF

OL
K

ST
RE

ET

MERRIAM
STREET

W
ILL

OW
ST

RE
ET

EL
M

ST
RE

ET

STREET

HU
NT

IN
G

ST
RE

ET

ROSSMORE
STREET

LIN
DE

N
ST

RE
ET

AL
LE

N
ST

RE
ET

MANSFIELD
STREET

JOY STREET

MEDFORD
STREET

LINWOOD STREET

MCGRATH HIGHWAY

UV28

UV28

AAAA
WWWW

TTTTEETT
RRR

SSTT
RRT

ESSTTTTRRRRT EEEEEEE TT
WW

AAA
WWWWW

SSTT
RRRTT

EEE

Site

AAAACCCEEAAACCCE

Fitchburg Commuter Rail

86
VVVUUUVVUUUUVVVVVVVVVVUUUUUUUUUUUUUUUUU

88

80

#

CT2

69

87

85

CT2

91

Figure 1
Existing Public Transportation Services

MBTA Bus Route

Boynton Yards
Somerville, Massachusetts

CAMBRIDGE STREET
CAMBRIDGE STREET

SOMERVILLE AVENUE

SOMERVILLE AVENUE

WASHINGTON STREETWASHINGTON STREET

UNION SQUARE

UNION SQUARE

W
EBSTER

 AVEN
U

E

W
EBSTER

 AVEN
U

E

PR
O

SP
EC

T 
ST

RE
ET

PR
O

SP
EC

T 
ST

RE
ET



Mobility Management Plan 

 

 9 Project Information 

Table 5 Nearest MBTA Bus Stops 

Bus Route Nearest Stop Direction 

Distance 
to/from Site 
(ft) a 

Avg Walking 
Time to/from 
Site (min) b 

69, CT2 Cambridge St @ Columbia St Inbound 1800 6.8 

69 Cambridge St @ Windsor St Outbound 1400 5.3 

85 
Webster Ave @ Norfolk St Inbound 1250 4.7 

Webster Ave @ Columbia St Outbound 1000 3.8 

80, 87, 88 
McGrath Highway @ Medford Street Inbound 2400 9.1 

McGrath Highway @ Poplar Street Outbound 2600 9.8 

86 
Somerville Ave @ Stone Ave Inbound 2650 10.0 

Somerville Ave @ Prospect St Outbound 2650 10.0 

91 
25 Webster Ave @ Newton St Inbound 1850 7.0 

Prospect St @ Webster Ave Outbound 1500 5.7 

CT2 Columbia St @ Cambridge St Outbound 1800 6.8 
a Measured from approximate location of crossing between Civic Spaces 1 and 2. 

b Average walking time based on walking speed of 3 mph, or 4.4 feet per second. 

Future Conditions 

The following sections summarize planned projects and on-going planning studies that will improve 

transit services within the vicinity of the Site.  

MBTA Green Line Extension Project 

Construction is currently underway for a 4.3-mile extension of the MBTA Green Line light rail from its 

current terminus at Lechmere Station in Cambridge into Somerville and Medford. The extension will 

have two branches: a 0.9-mile southerly branch that will terminate near Somerville’s Union Square 

and a 3.4-mile northerly branch that will parallel the Lowell Line of the MBTA Commuter Rail through 

Somerville and terminate at College Avenue in Medford. Union Square Station will be located on 

Prospect Street, approximately one-quarter of a mile from the Development Site. The planned Green 

Line Extension and closest station to the Project Site is shown graphically in Figure 2.  

Headways for the trains servicing the new station are scheduled to be six and five minutes during the 

respective weekday morning and evening peak periods, and under ten minutes for all other time 

periods while the Green Line is in operation. The Union Square branch of the Green Line Extension is 

expected to be completed in December 2021. 

MBTA Silver Line Extension Alternatives Analysis 

The MBTA and MassDOT announced the launch of the MBTA Silver Line Extension Alternatives 

Analysis study in January 2021. The study will assess the feasibility, utility, and cost of various 

alignment and service frequency options for extending Silver Line service to Everett, Somerville, 

Cambridge, and Boston. The focus of this study, which is expected to be completed in Spring 2022, 

was identified as a key objective in MBTA’s Focus40 plan.   
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Bicycle Accommodations 

Existing Bicycle Accommodations 

Bicycle facilities are available on many roadways in the study area. Cambridge Street provides bike 

lanes in both directions. Protected bike lanes were installed on Webster Avenue in 2019 and 2020. 

On Medford Street south of Somerville Avenue, protected bike lanes with flexposts were completed 

in May 2021. Prospect Street provides a northbound bike lane between Webster Avenue and 

Somerville Avenue and sharrows southbound, as well as sharrows in both directions between 

Cambridge Street and Webster Avenue.  

Further away from the Site, Washington Street provides bike lanes in both directions. Somerville 

Avenue is currently under construction and will provide sidewalk-level protected bike lanes in the 

study area. On Medford Street southbound north of Somerville Avenue, sharrows are provided. 

Finally, a buffered bike lane is provided on the McGrath Highway Northbound Frontage Road north 

of Somerville Avenue.  

Proposed Bicycle Accommodations 

A total of 888 indoor secured and 203 outdoor short-term bicycle parking spaces are expected to be 

constructed when the Project is complete, as summarized previously in Table 3. In addition, the 

Proponent is committed to implementing a number of enhanced bicycle accommodations.  

As part of Phase 2, which has been approved by the City of Somerville, though construction has not 

yet started, the Proponent is committed to implementing the following bicycle accommodations: 

› Along South Street, install a sidewalk-level cycle track on the north side (westbound direction) 

and a street-level buffered bike lane on the south side (eastbound direction) abutting the 

Development Site; 

› Along Windsor Street, install a sidewalk-level cycle track on the east side (northbound direction) 

and a street-level buffered bike lane on the west side (southbound direction) abutting the 

Development Site; and 

› Construct Thoroughfare 1 as a pedestrian thoroughfare with a flush curb condition and traffic 

calming measures. 

The Proponent will continue their commitment to enhanced bicycle accommodations within and 

surrounding the Development Site in the remaining phases of the Project.  

Pedestrian Accommodations 

Existing Pedestrian Accommodations 

In the vicinity of the Development Site, South Street, Earle Street, and Harding Street currently have 

sidewalks provided along both sides of each roadways with crosswalks and accompanying ramps 

provided at key locations. The sidewalk on the easterly side of Earle Street terminates at the driveway 

to the Gentle Giant parcel to the north of the proposed Building 3. The sidewalk on the opposite side 
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of the street ends approximately 40 feet further to the north. From that point, the roadway curves to 

the northwest and transitions to Windsor Place. Sidewalks currently are not provided on Windsor 

Place between Windsor Street and Earle Street, but are provided on both sides west of Windsor 

Street. Windsor Street provides sidewalks on both sides from Windsor Place to just south of South 

Street. 

Proposed Pedestrian Accommodations 

Thoroughfare 1 

With the construction of the Project, a new street, initially to be referred to as Thoroughfare 1, will be 

constructed from the intersection of Windsor Place and Windsor Street extending 725 feet to the 

east, where it will turn southward to connect at the intersection of Ward Street and Harding Street. 

Thoroughfare 1 serves as the Development Site’s primary pedestrian spine, and this critical east/west 

connection is designed to deemphasize vehicular travel and to instead prioritize pedestrians and 

bicyclists. The entire length of Thoroughfare will be designed with a flush curb. Four dedicated paver 

crossing areas will be employed as traffic-calming measures while also offering a “festival street” 

condition to support special community events. Thoroughfare 1 will feature expanded sidewalks on 

both sides of the road, shared lane pavement markings for bicyclists (“sharrows”), and will provide 

street trees, planting areas and new lighting that will enhance the pedestrian experience. 

Thoroughfare 1 will provide loading and service access, as well as access to below-grade parking for 

Buildings 4 and 5.  

Harding Street 

Harding Street, the Project’s eastern-most perimeter street, abuts a mix of light industrial and 

residential uses. Harding Street is an existing public way; however, the Project proposes 

improvements to this thoroughfare, and it is therefore included within the Development Site 

Boundary for the purposes of this Master Plan. During Phase 3 of the Project, the intersection at 

Ward Street will be reconstructed, and Harding Street will be extended north to connect to 

Thoroughfare 1. Public realm improvements, including a new street parking lane and expanded 

sidewalks will also be made on the Project side of the street to activate the frontage zone for 

Buildings 3A and 3B. 

Earle Street 

Earle Street is an existing public way; however, the Project proposes improvements to this roadway, 

and it is therefore included within the Development Site Boundary for the purposes of this Master 

Plan. Earle Street serves as the Development Site’s service corridor/alley, providing parking garage 

and loading access to Building 1 and Buildings 3A and 3B. This street is intended to consolidate all 

primary service access, allowing Thoroughfare 1, Windsor Street, and Harding Street to remain 

focused on accommodating pedestrian and bicycle traffic. Despite being a service corridor/alley, 

Earle Street will provide continuous pedestrian sidewalks and buffer planting zones on both sides of 

the street adjacent to Buildings 1, 3A, and 3B. 
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Windsor Street 

Windsor Street, the Project’s western-most perimeter street, abuts the Taza Chocolate Factory 

commercial building. The public realm on the south side of the street will be widened to include an 

active frontage zone and northbound sidewalk-level cycle track along Building 2 with a landscaped 

area at the intersection with Thoroughfare 1. Streetscape improvements will be completed along the 

west side of the street associated with Building 6 (Taza). The landscaped area at the intersection of 

Thoroughfare 1 is envisioned as the primary Project gateway given its proximity to Union Square and 

the pedestrian circulation from the planned MBTA Green Line station to the Development Site. 

Loading and access for Building 2 will initially be from South Street and/or Windsor Street, but would 

be shifted to a dedicated alley if South Street is potentially realigned. 

South Street 

As mentioned, South Street presently has sidewalks provided on both sides of the roadway 

throughout the study area, and this will continue under future conditions with new and improved 

sidewalks along the segment of this roadway adjacent to the Development Site. Specifically, a 

minimum of 12 feet will be provided between the South Street northerly curb line and the face of the 

new buildings. This will provide ample space for sidewalks, landscaping, and street furniture. A 

sidewalk-level cycle track will be constructed on the north side of the street. Some portions of this 

sidewalk space will straddle the Development Site property line. However, the 10 feet of space to be 

provided for sidewalks and associated amenities along the south side of the roadway will be 

provided entirely within the South Street right-of-way.   

Civic Spaces 

The Proponent is committed to developing the Development Site with as much publicly accessible 

Civic and open space as is feasible outside the building footprints. The Project proposes three 

distinct Civic spaces that are consistent with the typologies and design guidelines provided in Article 

13 of the Zoning Ordinance and, in aggregate pursuant to Section 8, will satisfy the 20 percent Civic 

space requirement in the BY Sub-Area.  

Civic Space 1 

At the heart of the Development Site on Lot C1, the Project proposes an approximately 22,360 SF 

signature Civic space that is most consistent with the Neighborhood Park typology. Civic Space 1 will 

be defined by a central, passive open lawn space surrounded by a permeable edge of plantings and 

seating. Civic Space 1 is envisioned as a flexible event space that can accommodate a wide range of 

pop-up activities, such as small performances, public art, farmers markets, or informal lawn games. 

Civic Space 1 is fronted by Thoroughfare 1, which is proposed to have a mid-block raised pedestrian 

crossing table that could be closed to vehicular traffic and would expand the useable area of Civic 

Space 1 for special events. The Proponent will continue to explore and consider additional design 

features that could further activate this space, such as an open-air amphitheater, arbor, or water 

feature. Civic Space 1 will be designed to allow for expansion of this Civic space should the City 

relocate South Street. Civic Space 1 will be constructed during Phase 2. 
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Civic Space 2 

In the northeast corner of the Development Site to the east of Building 4 on Lot C2, the Project 

proposes an approximately 16,904 SF Civic space that is most consistent with the Neighborhood Park 

typology. The Project envisions that Civic Space 2 will include community garden plots, nature-based 

play elements, and a family picnic area. The Proponent hopes to explore an opportunity to partner 

with the South Street Farm, mentioned previously, to potentially relocate and expand the existing 

South Street Farm from its current location just outside of the Development Site boundary at the 

corner of South Street and Windsor Street to this location on the Development Site. 

Civic Space 3 

In the northwest corner of the Development Site to the west of Building 4 on Lot C3, the Project 

proposes an approximately 7,142 SF Civic space most consistent with the Pocket Park typology. Civic 

Space 3 could support activities such as a community dog park, adult fitness programs, and 

recreation and game courts. Civic Space 3 opens to the Thoroughfare 1 streetscape to the south and 

has a strong connection with Civic Space 1.  

Additional Open and Landscaped Area 

There are several opportunities for smaller scale open and landscaped areas throughout the 

Development Site. Currently, one new landscaped area is envisioned at the intersections of 

Thoroughfare 1 and Windsor Street, which will serve as a gateway into the neighborhood from the 

east. Two landscaped areas are envisioned to the south of Buildings 1 and 3 along South Street, and 

at the intersection of South Street and Harding Street, which will serve as a gateway into the 

neighborhood from the south and west. These landscaped areas are all intended to be publicly 

accessible open spaces.  

Additionally, the Project will significantly increase and diversify the Development Site’s urban tree 

canopy by proposing continuous street tree plantings along all the thoroughfares and by creating 

clustered shade tree plantings within the Civic spaces and private landscape areas. The Project Team 

is committed to working with the Public Space and Urban Forestry Division (PSUFD) to advance the 

landscape plan going forward to address the BYUDF (described in Section 1.12.4) goal of increasing 

tree canopy cover in the BY Sub-Area to at least 15 percent following ten years of growth after full 

build-out. 
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2 
Trip Generation 
The Project is comprised of office, research and development, and lab enabled uses (office/R&D/lab), 

residential, and retail use being developed in four phases. The Institute of Transportation Engineers’ 

(ITE) Trip Generation Manual3 categorizes these land uses and provides weekday daily, weekday 

morning peak hour, weekday evening peak hour, Saturday daily, and Saturday midday peak hour 

unadjusted vehicle trip generation estimates for each use. Trip generation estimates were developed 

following the same methodology used in previously submitted MMP and TIS reports for the Project. 

The resulting trip generation analysis is detailed in the following sections. 

Project-Generated Traffic Volumes 

The rate at which a development generates traffic is dependent upon several factors such as size, 

location, and concentration of surrounding developments. As previously discussed, the Project 

consists of commercial, retail, residential, and arts/creative enterprises uses. Trip generation 

estimates for the proposed uses were projected using data published by ITE for the various uses 

proposed. The trip generation analyses are presented below. 

Existing Site-Generated Traffic  

Per the Somerville TIS Guidelines, existing trips may be subtracted from new trips to generate a net 

new vehicle trip total with Mobility Division approval. Credit was taken for existing uses based on 

conditions before any construction started on the Project. 

Therefore, credit for existing trips associated with the approximately 15,134 SF office building and 

two warehouse Gentle Giant buildings with a combined 31,441 SF were taken in the analysis. As the 

trips associated with the 2,937 SF multi-family housing development, the 11,659 SF vacant “Jam 

Spot” recording studio, and the surface parking lots are expected to be negligible, no credit was 

 

3  Trip Generation Manual, 10th Edition, Institute of Transportation Engineers, Washington, D.C., 2017.  
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taken for the existing nominal traffic generated by these existing uses. It should be noted that the 

approximately 79,584 SF Taza building currently exists and is fully operational on Site today and is 

expected to remain as such under future conditions, with or without the Project in place. Therefore, 

trips associated with the Taza building are accounted for in the existing collected traffic data (from 

both September 2017 and May 2021).  

Table 6 summarizes the Project-related trips for the existing uses on Development Site for which 

credit was taken because they will be or already have been demolished to make way for the 

redevelopment. 

Table 6 Existing Site Trip Generation – Buildings to be Demolished 

 Office a Warehousing b 
Total Adjusted 
Vehicle Trips 

Weekday Daily    

Enter 60 34 94 

Exit 60 34 94 

Total 120 68 188 

Weekday Morning    

Enter 25 16 41 

Exit 4 5 9 

Total 29 21 50 

Weekday Evening    

Enter 2 7 9 

Exit 11 16 27 

Total 13 23 36 

Saturday Daily    

Enter 12 1 13 

Exit 12 1 13 

Total 24 2 26 

Saturday Midday    

Enter 3 1 4 

Exit 3 1 4 

Total 6 2 8 
a Based on ITE LUC 710 (General Office Building), for 15,134 SF. Assumed 70% vehicular mode split based on Union 

Square Neighborhood Plan. 

c Based on ITE LUC 150 (Warehousing), for 31,441 SF. Assumed 70% vehicular mode split based on Union Square 

Neighborhood Plan. 

Taza Building-Generated Trips 

As stated before, the approximately 79,584 SF Taza building is fully operational and is expected to 

remain so under future conditions. Table 7 summarizes the estimated Taza building trips based on 

ITE data, as existing trips are difficult to count based on the Site location. 
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Table 7 Existing Site Trip Generation – Taza Building 

  R&D a Retail b 
Retail Pass-
By c 

Total Site 
Generated 
Vehicle 
Trips d 

Weekday Morning     

Enter 33 37 9 70 

Exit 5 20 9 25 

Total 38 57 18 95 

Weekday Evening     

Enter 7 8 4 15 

Exit 37 10 4 47 

Total 44 18 8 62 

Saturday Midday     

Enter 4 10 3 14 

Exit 4 10 3 14 

Total 8 20 6 28 
a Based on ITE LUC 760 (Research and Development Center), for 75,082 SF. Assumed 50% vehicular mode split. New 

vehicle trips with internal capture credits applied. Current commercial space assumed to have similar characteristics 

to LUC 760. 

b Based on ITE LUC 820 (Shopping Center), for 4,500 SF. Assumed 50% vehicular mode split. New vehicle trips with 

internal capture and pass-by credits applied. 

c 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday 

peak hour 

d Sum of columns a and b 

As shown in Table 7, the Taza building is estimated to generate 95, 62, and 28 new vehicle trips 

during the weekday morning, weekday evening, and Saturday midday peak hours respectively. Credit 

for internal capture, mode-share, and pass-by trips was taken as discussed in the following sections. 

Traffic associated with the Taza building was already included in existing study area roadway and 

intersection counts as the building is fully operational.  

101 South Street-Generated Trips 

As mentioned previously, an initial component of the Project – approximately 257,500 SF of the 

proposed commercial space and 12,500 SF of the proposed retail/restaurant space – is already under 

construction at 101 South Street.  

The retail/restaurant use is expected to consist of small, service-oriented businesses. While exact 

tenants have not yet been secured, these are not expected to be large destination retail uses. Instead, 

potential uses will include small eating establishments, coffee shops, or galleries. While these do not 

fit the description of a transitional ITE “Shopping Center,” retail traffic was estimated using this land 

use code, which results in an overly conservative analysis. 

The new vehicle trips generated for this portion of the Project are presented in Table 8. 
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Table 8 101 South Street-Generated Peak-Hour Vehicle Trips by Use 

Time Period R&D a Office b Retail c 
Retail Pass-
By d 

Net Site 
Generated 
Vehicle 
Trips e 

Weekday Morning      

Enter 53 62 36 9 151 

Exit 8 8 18 9 34 

Total 61 70 54 18 185 

Weekday Evening      

Enter 11 11 16 10 38 

Exit 61 60 20 10 141 

Total 72 71 36 20 179 

Saturday Midday      

Enter 8 18 22 7 48 

Exit 7 13 21 7 41 

Total 15 31 43 14 89 
a Based on ITE LUC 760 (Research and Development Center), for 128,750 SF. Assumed 50% vehicular mode split. New 

vehicle trips with internal capture credits applied. 

b Based on ITE LUC 710 (General Office Building), for 128,750 SF. Assumed 50% vehicular mode split. New vehicle trips 

with internal capture credits applied. 

c Based on ITE LUC 820 (Shopping Center), for 12,500 SF. Assumed 50% vehicular mode split. New vehicle trips with 

internal capture and pass-by credits applied. 

d 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday 

peak hour  

e Sum of columns a, b, c 

As shown in Table 8, 101 South Street is expected to generate 185, 179, and 89 new vehicle trips 

during the weekday morning, weekday evening, and Saturday midday peak hours respectively. Credit 

for internal capture, mode-share, and pass-by trips was taken as discussed in the following sections. 

Traffic associated with 101 South Street was assigned to the existing study area roadways and 

intersections based on trip distribution patterns developed, as discussed in the Trip Distribution 

section of this report.  

Unadjusted ITE Vehicle Trips 

As previously discussed, the Project consists of approximately 440 residential units, 1,347,582 SF of 

commercial space (to be evenly split between research & development and office space), and 

approximately 59,000 SF of retail/restaurant space. Trip generation estimates for the Project are 

based on standard Institute of Transportation Engineers’ (ITE) data4. Specifically, trip generation 

estimates for the proposed uses were projected using trip generation rates for LUC 222 (High-Rise 

Residential), LUC 760 (Research & Development Center), LUC 710 (General Office Building), and LUC 

820 (Shopping Center). The proposed trip generation methodology is consistent with the 

 

4  Trip Generation Manual – 10th Edition; Institute of Transportation Engineers (Washington, D.C.); 2017. 
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methodology that was used for other nearby development projects which were approved by the City 

of Somerville Mobility Division. 

It should be noted that the proposed Site retail uses are expected to be small, service-oriented 

businesses. While exact tenants have not yet been identified, these tenants are not expected to be 

significant destination-retail uses. Instead, the potential uses are intended to complement the 

proposed R&D/lab/office space on Site. While these potential uses do not fit the description of a 

traditional “Shopping Center”, retail traffic was estimated using this land use code to provide a 

conservative analysis. 

The unadjusted vehicle trip estimates are presented in Table 9.  
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Table 9 Project Trip Generation – Total Unadjusted Vehicle Trips by Land Use 

 Time Period Residential a R&D b Office c Retail d 

Total 
Unadjusted 
Vehicle 
Trips 

Weekday Daily 
  

  

 

Enter 973 3,549 3,376 2,100 9,998 

Exit 973 3,549 3,376 2,100 9,998 

Total 
1,946 7,098 6,752 4,200 

19,99
6 

Trips per unit or 1,000 sf e 4.42 10.53 10.02 71.19  

Weekday Morning      

Enter 33 462 567 112 1,174 

Exit 103 95 92 69 359 

Total 136 557 659 181 1,533 

Trips per unit or 1,000 sf e 0.31 0.83 0.98 3.07  

Weekday Evening      

Enter 96 114 112 177 499 

Exit 62 599 586 191 1,438 

Total 158 713 698 368 1,937 

Trips per unit or 1,000 sf e 0.36 1.06 1.04 6.24  

Saturday Daily      

Enter 990 477 745 3,213 5,425 

Exit 990 477 745 3,213 5,425 

Total 
1,980 954 1,490 6,426 

10,85
0 

Trips per unit or 1,000 sf e 
4.50 1.42 2.21 

108.9
2  

Saturday Midday      

Enter 88 81 193 212 574 

Exit 72 81 164 196 513 

Total 160 162 357 408 1,087 

Trips per unit or 1,000 sf e 0.36 0.24 0.53 6.92  
Note: Trip generation includes estimates for Building 1 (101 South) and Building 6 (Taza Building). 

a Based on ITE LUC 222 (High-Rise Residential) for 440 units, using the regression equation for all time periods. 

b Based on ITE LUC 760 (Research & Development Center) for 673,791 sf, using regression equations (peak of generator) 

for weekday time periods and Saturday daily. Average rate used for Saturday midday peak. 

c Based on ITE LUC 710 (General Office Building) for 673,791 sf, using regression equations (peak of adjacent street) for 

weekday time periods. Average rates used for Saturday time periods. 

d Based on ITE LUC 820 (Shopping Center) for 59,000 sf, using the regression equation for all time periods. 

e Residential based on trips per unit. Trips per 1,000 sf based on total SF of each land use. 
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Person Trips 

The unadjusted vehicle trips estimated using the ITE data were subsequently converted into person 

trips by applying average vehicle occupancy rates (VOR) based on national data5 for each use. The 

national average vehicle occupancy rates applied were 1.18 persons/vehicle for residential and 

R&D/office trips and 1.82 persons/vehicle for retail trips. The national rates are applied when 

converting to person trips to be consistent with ITE data, which is also based on national data. 

Internal Capture Trips 

As described in the ITE Trip Generation Handbook,6 “because of the complementary nature of these 

land uses, some trips are made among the on-site uses. This capture of trips internal to the site has 

the net effect of reducing vehicle trip generation between the overall development site and the 

external street system (compared to the total number of trips generated by comparable land uses 

developed individually on stand-alone sites) an internal capture rate can generally be defined as the 

percentage of total person trips generated by a site that are made entirely within the site. The trip 

origin, destination, and travel path are all within the site.” 

Because the proposed redevelopment is a mixed-use project, the trip generation characteristics of 

the Project Site will be different from a single-use project. Some of the traffic to be generated by the 

proposed redevelopment will be contained on the Project Site as “internal” or “shared vehicle” trips. 

For example, employees may patronize the retail space. While these shared trips represent new traffic 

to the individual uses, they would not show up as new vehicle trips on the surrounding roadway 

network.  

Net Person Trips 

Based on the methodology outlined in the ITE Trip Generation Handbook7, internal capture rates 

were applied to the gross person trips. The resulting peak-hour person trip estimates for the Project 

are presented in Table 10. 

 

5  Summary of Travel Trends – National Household Travel Survey; USDOT Federal Highway Administration (Washington, DC); 2017.  

6 Trip Generation Handbook, 3rd Edition, Institute of Transportation Engineers, Washington, D.C., 2017. 
7      Trip Generation Handbook, 3rd Edition; Institute of Transportation Engineers (Washington, D.C.); 2017. 
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Table 10 Project Trip Generation – Net Person Trips by Land Use 

 Time Period Residential R&D Office Retail 
Net Person 
Trips 

Weekday Daily 

  

  
 

Enter 735 4,129 3,928 3,325 12,117 

Exit 804 4,092 3,893 3,328 12,117 

Total 1,539 8,221 7,821 6,653 24,234 

Weekday Morning      

Enter 38 527 648 141 1,354 

Exit 119 81 78 88 366 

Total 157 608 726 229 1,720 

Weekday Evening      

Enter 56 130 127 265 578 

Exit 39 691 676 289 1,695 

Total 95 821 803 554 2,273 

Saturday Daily      

Enter 754 495 772 5,170 7,191 

Exit 724 460 719 5,288 7,191 

Total 1,478 955 1,491 10,458 14,382 

Saturday Midday      

Enter 52 93 221 323 689 

Exit 50 84 171 302 607 

Total 102 177 392 625 1,296 
Note: Person trip generation estimate with internal capture credits applied. Trip generation includes estimates for Building 1 

(101 South) and Building 6 (Taza Building). 

Pass-By Trips 

While the ITE rates provide estimates for all the traffic associated with each land use, not all of the 

traffic generated by the Project will be new to the area roadways. For example, a portion of the 

vehicle-trips generated by the retail land use will likely be drawn from the traffic volume roadways 

adjacent to the Development Site. For example, someone traveling on South Street may choose to 

deviate from their original travel path to visit the Development Site’s retail before continuing to their 

destination. With the presence of nearby one-way streets, it is expected that most pass-by traffic will 

consist of westbound South Street travel that stops at the Development Site before continuing on to 

the west. As there will be on-street parking provided along the northerly side of South Street, most 

of this impulse traffic should be oriented to the Building 3 retail/restaurant uses. 

For this evaluation, ITE pass-by rates for LUC 820 (Shopping Center) were utilized for the retail trip 

generation and applied to existing trips on South Street. Specifically, 34- and 26-percent of the 

Development Site’s retail trip generation was assumed to be drawn from the surrounding roadway 

network during the weekday evening and Saturday midday peak hours, respectively. A 25-percent 

pass-by rate was assumed for all other time periods studied.  
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Existing Mode Share 

The mode shares used for this trip generation evaluation were evaluated in two main steps. This was 

done to reflect the current transportation environment surrounding the Development Site, while also 

acknowledging the significant changes that are expected to occur in this area.  

Based on US Census Data (2012-2016) for the overall City, the existing vehicle mode share is 

71 percent with relatively low transit, walk, and bike shares (15-, 13-, and 1-percent, respectively). 

These figures generally are consistent with existing conditions data for the Union Square area as 

presented in the Union Square Neighborhood Plan (USNP)8 and the Central Planning Transportation 

Staff (CTPS) report. However, due to the Development Site’s close proximity to ample public 

transportation options and with the proposed MBTA GLX Project, the expected vehicle mode share is 

expected to be much lower in the future. As discussed later in this document, the anticipated future 

mode share data presented in the USNP and the CTPS report was used for reference. The USNP 

suggested that a vehicle mode share of 40 percent and higher walk and bike shares (23- and 15-

percent, respectively) could be expected following the completion of the MBTA GLX project. For the 

initial trip generation evaluation, mode splits were conservatively estimated based on the existing 

conditions, as reflected by the USNP data for Union Square. Later in this document, these initial 

projections are compared to those based on the expected future mode splits. The resulting mode 

shares for each use based on existing conditions are presented in Table 11. 

Table 11 Existing Mode Share 

Use Vehicle Transit Bike Walk Other a 

Office/Lab 70% 14% 3% 8% 5% 

Retail 70% 14% 3% 8% 5% 

Residential 46% 25% 10% 15% 4% 
Source: Peak hour/peak direction mode share estimates based on the Union Square Neighborhood Plan. 

a Other includes work-from-home and other modes not listed in the table. 

The mode shares discussed above were applied to the net-new person trips shown in Table 10 to 

generate the adjusted Project trips by mode. To reflect the number of vehicle trips generated by the 

Project, the adjusted person trips are converted back to vehicle trips by applying the local average 

vehicle occupancy rates. These rates are slightly different than the national AVO data discussed 

earlier in this section. Based on 2012-2016 U.S. Census Data,9 a local AVO of 1.21 for residential trips 

and 1.16 for office and research and development use was determined. As local AVO data are not 

available for retail, the same 1.82 national AVO was determined for retail trips based on the USDOT 

data, as noted earlier. 

Project-Generated Trips  

The mode share and local average vehicle occupancy were applied to the person trips to estimate 

proposed trips by mode, and then the pass-by adjustments noted previously were applied to the 

vehicle trips generated by the retail portion of the Project. Following these calculations, trip 

generation associated with the existing Development Site uses were deducted, which resulted in the 

 

8  Union Square Neighborhood Plan, City of Somerville, Somerville, Massachusetts, 2017.  

9  US Census Data (2012-2016); City of Somerville. 
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net new trips from the Project. Tables 12 and 13 summarize the proposed trips by mode and 

proposed vehicle trips by use, respectively. 

Table 12 Project-Generated Peak-Hour Trips by Mode (Existing Mode Shares) 

 Vehicle a Transit Bike Walk Other b 

Weekday Morning      

Enter 777 195 62 93 67 

Exit 175 64 23 35 17 

Total 952 259 85 128 84 

Weekday Evening      

Enter 278  87 28 43 27 

Exit 951 242 77 115 85 

Total 1,229 329 105 158 112 

Saturday Midday      

Enter 331 102 33 50 34 

Exit 289 91 30 44 30 

Total 622 193 63 94 64 
Note Trip generation includes estimates for Building 1 (101 South) and Building 6 (Taza Building). 

a Total development vehicle trips (not including pass-by trips associated with the retail portion). 

b Other includes work-from-home and other modes not listed in the table. 

As shown in Table 12, the Project, prior to the construction of the MBTA GLX project and 

implementation of this Project’s MMP measures, would be expected to generate between 622 and 

1,229 total vehicle trips during the peak hours studied, including trips generated by the existing Site 

uses. The breakdown of these trips by use is provided in Table 13 and Table 14 summarizes the total 

net new trips to be generated by the Project.  
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Table 13 Project-Generated Peak-Hour Vehicle Trips by Use (Existing Mode Shares) 

  Residential R&D Office Retail 

Total 
Vehicle 
Trips a 

Retail 
Pass-By b 

Total New 
Vehicle 
Trips c 

Weekday Morning       

Enter  14   318   391   54  777  11   766  

Exit  45   49   47   34   175  11   164  

Total  59   367   438   88   952   22   930  

Weekday Evening       

Enter  21   78   77   102   278   36   242  

Exit  15   417   408   111  951   36   915  

Total  36   495   485   213  1,229  72   1,157  

Saturday Midday       

Enter  20   56   133   124  331  31   302  

Exit  19   51   103   116  289   31   258  

Total  39   107   236   240   622   62   560  
Note: Adjusted vehicle trips with internal capture credits applied. Trip generation includes estimates for Building 1 (101 South) and Building 6 

(Taza Building). 

a Total adjusted vehicle trips with internal capture credits applied. 

b 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday peak hour  

c Total adjusted vehicle trips with internal capture and pass-by credits applied. 
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Table 14 Project-Generated Net New Peak-Hour Vehicle Trips (Existing Mode Shares) 

  

Total New 
Vehicle 
Trips a 

Existing 
Office and 
Warehouse 
Trips b 

Total Net 
New 
Vehicle 
Trips c 

Taza 
Building 
Vehicle 
Trips d 

Net New 
Vehicle 
Trips 
Added to 
Roadway 
Network e 

Weekday Morning      

Enter  766  -41 725 -70  655 

Exit  164  -9 155 -25  130 

Total  930  -50 880 -95  785  

Weekday Evening      

Enter  242  -9 233 -15  218 

Exit  915  -27 888 -47  841  

Total  1,157  -36 1,121 -62  1,059  

Saturday Midday      

Enter  302  -4 298 -14  284 

Exit  258  -4 254 -14  240 

Total  560  -8 552 -28  524  
a Total adjusted vehicle trips with internal capture and pass-by credits applied, from Table 13. 

b Sum of existing office and warehouse land uses. Existing mode share applied, from Table 6. 

c Total net new vehicle trips minus existing trips. Reflects total new trips generated by the project (including trips 

associated with Building 1 (101 South) and Building 6 (Taza Building)). 

d Taza building adjusted trips, from Table 7. Since the Taza building currently exists, trips associated with it are included 

in the existing traffic data. 

e Total net new vehicle trips that will be added to the roadway network. 

As shown in Table 14, based on the existing local mode splits, the Project is expected to add 785, 

1,059, and 524 additional vehicle trips to the roadway network during the weekday morning, 

weekday evening, and Saturday midday peak hours respectively. The expected distribution of the net 

new trips on the surrounding roadway system is discussed later in this document. 

Future Project Mode Share 

Through the implementation of this MMP, and the completion of the MBTA GLX project, it is the 

hope and expectation of the Proponent that the percentage of trips made by automobile can be 

reduced to under 50 percent. The future mode shares were determined following a review of thirteen 

transportation studies within the vicinity of the Development Site for development projects, 

municipal/state projects, and planning efforts. One of the main comparisons used was with Kendall 

Square area properties in Cambridge. Ongoing monitoring studies of those sites show that 

automobile travel has decreased from 47.8 percent of total traffic in 2014 to 43.8 percent of total 

site-generated traffic in 2018. While this part of Somerville has not yet developed the transportation 

environment of Kendall Square, it is clearly heading in that direction through the City’s efforts. Based 

on this research, and subsequent consultation with the City of Somerville, the mode share estimates 

presented in Table 15 were determined to be appropriate for this study.  
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Table 15 Future Mode Share 

 Use Vehicle Transit Bike Walk Other a 

Office/Lab 50% 31% 6% 9% 4% 

Retail 50% 31% 6% 9% 4% 

Residential 50% 31% 6% 9% 4% 
Source: Peak hour/peak direction mode share estimates based on various transportation studies and planning efforts, 

including but not limited to the Kendall Square area properties existing mode share. 

a Other includes work-from-home and other modes not listed in the table. 

The mode shares presented in Table 15 work towards achieving the SomerVision 2040 goal of having 

75 percent of all new trips made by non-automobile traffic, with a benchmark goal of 62.5 percent by 

2030. While the Project is not expected initially to reach those goals within this study’s horizon, the 

50 percent automobile usage should be achievable through the Project’s approximate overall 

development 0.75 space/1,000 SF parking ratio, the MBTA GLX project, proposed pedestrian and bicycle 

improvements, and the Project’s Mobility Management Plan (MMP). The automobile split is roughly 

15 percent higher than that observed at Kendall Square (43.8% x 1.15 = 50.4%), which is reasonable given 

that the Kendall Square area currently is more established in limiting automobile traffic.  

If annual monitoring and reporting identifies a shortfall in meeting this goal, additional mobility 

management programs and services will be implemented. The nature and details of the additional 

reasonable efforts to be undertaken by the Proponent, if required, will be determined through 

consultation with the City Director, Mobility Division. The measures could involve amplifying existing 

programs or introducing new measures. 

Project-Generated Trips  

The mode shares discussed above were applied to the net-new person trips previously presented in 

Table 10 to generate the adjusted Project trips by mode. As with the prior estimates based on 

existing mode splits, the adjusted person trips were converted back to vehicle trips by applying the 

local average vehicle occupancy rates. The portion of retail traffic made up of pass-by trips also was 

estimated following the same procedure discussed earlier in this report. Table 16 presents the 

Project-generated peak hour trips by mode using the anticipated future mode splits summarized 

above. 
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Table 16 Project-Generated Peak-Hour Trips by Mode (Future Mode Shares) 

 Vehicle a Transit Bike Walk Other b 

Weekday Morning      

Enter 561 420 81 122 55 

Exit 142 113 22 33 15 

Total 703 533 103 155 70 

Weekday Evening      

Enter 207 178 34 52 23 

Exit 684 525 102 152 69 

Total 891 703 136 204 92 

Saturday Midday      

Enter 245 213 41 62 28 

Exit 214 189 37 55 24 

Total 459 402 78 117 52 
a Total development vehicle trips (not including pass-by trips associated with the retail portion). 

b Other includes work-from-home and other modes not listed in the table. 

As shown in Table 16, the Project, following the construction of the MBTA GLX project and the 

implementation of this Project’s MMP measures, would be expected to generate between 459 and 

891 total vehicle trips during the peak hours studied, including trips generated by the existing uses. 

The breakdown of these trips by use is provided in Table 17 and Table 18 summarizes the total net 

new trips to be generated by the Project.  
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Table 17 Project-Generated Peak-Hour Vehicle Trips by Use (Future Mode Shares) 

  Residential R&D Office Retail 

Total 
Vehicle 
Trips a 

Retail 
Pass-By b 

Total New 
Vehicle 
Trips c 

Weekday Morning       

Enter  16   227   279   39  561  8  553 

Exit  49   35   34   24  142  8  134 

Total  65   262   313   63  703  16  687 

Weekday Evening       

Enter  23   56   55   73  207  26  181 

Exit  16   298   291   79  684  26  658 

Total  39   354   346   152  891  52  839 

Saturday Midday       

Enter  21   40   95   89 245  22  223 

Exit  21   36   74   83  214  22  192 

Total  42   76   169   172  459  44  415 
Note: Adjusted vehicle trips with internal capture credits applied. Trip generation includes estimates for Building 1 (101 South) and Building 6 

(Taza Building). 

a Total adjusted vehicle trips with internal capture credits applied. 

b 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday peak hour  

c Total adjusted vehicle trips with internal capture and pass-by credits applied. 
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Table 18 Project-Generated Net New Peak-Hour Vehicle Trips (Future Mode Shares) 

  

Total New 
Vehicle 
Trips a 

Existing 
Office and 
Warehouse 
Trips b 

Total Net 
New 
Vehicle 
Trips c 

Taza 
Building 
Vehicle 
Trips d 

Net New 
Vehicle 
Trips 
Added to 
Roadway 
Network e 

Weekday Morning      

Enter 553 -41 512 -70  442  

Exit 134 -9 125 -25  100 

Total 687 -50 637 -95  542  

Weekday Evening      

Enter 181 -9 172 -15  157 

Exit 658 -27 631 -47  584  

Total 839 -36 803 -62  741  

Saturday Midday      

Enter 223 -4 219 -14  205  

Exit 192 -4 188 -14  174 

Total 415 -8 407 -28  379 
a Total adjusted vehicle trips with internal capture and pass-by credits applied, from Table 17. 

b Sum of existing office and warehouse land uses. Existing mode share applied, from Table 6. 

c Total net new vehicle trips minus existing trips. Reflects total new trips generated by the project (including trips 

associated with Building 1 (101 South) and Building 6 (Taza Building)). 

d Taza building adjusted trips, from Table 7. Since the Taza building currently exits, trips associated with it are included 

in the existing traffic data. 

e Total net new vehicle trips that will be added to the roadway network. 

As shown in Table 18, based on the future mode splits, the Project is expected to add 542, 741, and 

379 additional vehicle trips to the roadway network during the weekday morning, weekday evening, 

and Saturday midday peak hours respectively. The expected distribution of the net new trips on the 

surrounding roadway system is discussed later in this document. 

Table 19 compares the expected net new vehicle trip generation for the Project added to the 

roadway network based on the anticipated future mode splits to that which theoretically would occur 

if the current mode splits were not improved through the MBTA GLX project’s construction and the 

TDM program for the Project. 
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Table 19 Trip Generation Comparison – Anticipated Vs. Existing Mode Splits 

 Project Trip Generation Reduction in Vehicle Trips 

  
With Existing 
Mode Splits a 

With Targeted 
Mode Splits a Vehicle Trips 

Percent 
Decrease 

Weekday Morning     

Enter  655  442   213   

Exit  130  100  30   

Total  785   542   243  31%  

Weekday Evening     

Enter  218  157  61   

Exit  841   584   257   

Total  1,059   741  318  30%  

Saturday Midday     

Enter  284  205   79   

Exit  240  174  66   

Total  524   379  145  28%  
a Existing conditions mode share and Project mode share based on Tables 11 and 15, respectively. 

As shown in Table 19, it is expected that the Project’s vehicle trip generation can be reduced by 

between 28 and 31 percent through the implementation of the MMP, the Project’s proximity to 

public transit, and the availability of bicycle/pedestrian accommodations. While most of this 

reduction is likely associated with the opening of Union Square station, details regarding the 

proposed TDM measures are provided later in this document.  

Trip Distribution 

Trips made to and from the Project during the peak hours are expected to be predominantly home-

to-work and work-to-home trips in the morning and evening peak hours, respectively. Accordingly, 

the trip distribution for the R&D/lab/office portion of the proposed development has been derived 

based on Journey-to-Work data for the City of Somerville with the (2012-2016) U.S. Census data. The 

trip distribution is consistent with the trip distribution in the previously submitted MMP. The trip 

distribution for the retail portion of the proposed development is assumed to follow similar trip 

distribution patterns as the R&D/lab/office space. Larger-scale retail uses frequently will have unique 

trip distribution patterns that are dependent on their customer base and, therefore, may be different 

than those for an R&D/lab/office use. However, in this instance the retail uses are smaller, generally 

non-destination uses as compared to a standard shopping center. Accordingly, the retail distribution 

should closely mimic that of the R&D/lab/office uses. Table 20 and Figure 3 present the trip 

distribution. 
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Table 20 Vehicle Trip Distribution Summary 

Travel Route 
Direction 
(to/from) 

Residential 
Trips 

Office/R&D/
Retail Trips 

McGrath Highway North 18% 44% 

Gore Street East 10% 7% 

Cambridge Street East 20% 14% 

West 16% 6% 

Somerville Avenue West 10% 21% 

Columbia Street South 11% 3% 

Prospect Street South 15% 5% 

Total  100% 100% 
Source:  Journey-to-Work data for the City of Somerville (2010 U.S. Census Data). 

In addition to the regional distribution summarized above, the anticipated arrival/departure patterns 

for Project traffic are shown on the Vehicle Access and Parking Plan provided in Figure 4. Similarly, 

Figures 5 and 6 show the access plan for pedestrians and bicyclists with the proposed bicycle parking 

supplies for each building also highlighted in Figure 6. 
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3 
Proposed Programs and Services 
An MMP is required by the Somerville Zoning Ordinance. The purpose of an MMP is to ensure that 

the developers are fully aware of the mobility management responsibilities of future property owners 

and tenants – namely employers – and that advanced notice of the operational expectations 

necessary for successful plan implementation is provided to future property owners, tenants, parking 

facility operators, and property management firms. 

The following section summarizes the City’s Zoning Ordinance requirements for MMPs: 

› Property owners of buildings with 50,000 SF or more of commercial space OR multi-tenant 

buildings that in combination have 50 or more employees are required to provide the following 

for their tenants: 

• An on-site transportation coordinator;  

• Posted mobility management information;  

• Distributed mobility management information;  

• Unbundled parking; 

• Preferential parking for carpool/vanpool vehicles; and 

• An annual mobility management education meeting for tenants and their employees. 

› These same property owners must require future tenants to provide the following through lease 

agreements: 

• Qualified transportation fringe benefits for employees; and 

• A guaranteed ride home program for employees. 

› Employers with 50 or more employees are required to provide the following for their employees: 

• An on-site transportation coordinator;  

• Posted mobility management information;  

• Distributed mobility management information;  

• Qualified transportation fringe benefits for employees; 
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• A guaranteed ride home program for employees; and 

• An annual mobility management education meeting for tenants and their employees. 

› The property owner of a parking facility is required to provide the following: 

• Preferential parking locations for carpool/vanpool; and 

• Posted mobility management information.  

› The property owner of a residential building with 20 or more dwelling units is required to provide 

the following: 

• Posted mobility management information; 

• Distributed mobility management information; and 

• Unbundled parking. 

The following sections outline the MMP responsibilities and commitments for the various 

stakeholders of the Project, including the Proponent, future tenants, and property management 

firms. While best efforts have been made to assign these commitments accordingly, specific duties 

outlined subsequently may be fulfilled by other stakeholders as tenant specific MMP policies are 

drafted.  

Proponent / Property Owner Commitments  

Transportation Coordinator 

In conjunction with the initial phase of development, an overall on-site TDM coordinator will be 

designated to oversee all TDM programs for each of the Project’s buildings and the Development 

Site in its entirety. In keeping with the requirements of the City, TDM coordinators will be provided 

for each tenant occupying a building. The person(s) in this role will coordinate with the City of 

Somerville Mobility Division or any future Transportation Management Associations formed in the 

future which the Project may possibly join to help promote a reduced reliance on single-occupant 

automobile travel to the Development Site. To that end, the TDM measures identified in the 

following sections will be implemented under the direction and supervision of this person. 

The final job description for this role will be determined over time, but the duties of the on-site TDM 

coordinators may include, but not be limited to: 

› Assist Development Site employees with ride matching and transportation planning; 

› Develop and implementing appropriate TDM measures; 

› Disseminate information regarding alternate modes of transportation and developing 

transportation-related marketing and educational materials; 

› Develop and maintain information pertaining to pedestrian and cycling access to and from the 

Development Site; 

› Host occasional transportation-related events to promote the use of commuting alternatives; 

› Distribute transit maps and passes; 

› Advocate with the state and local governments to improve transportation infrastructure and 

services; 
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› Monitor the effectiveness of TDM measures through surveys and other tools; 

› Complete regulatory reports to state and city agencies, as required; and 

› Implement a website that provides travel-related information and promotes awareness of the 

items listed above. 

Ride-Sharing Services 

The parking needs for the Project will be reduced due to the nearby availability of public bus service 

currently provided in the area. Furthermore, alternate means of travel, such as taxi and private ride 

services, such as Uber and Lyft, should continue to reduce the parking needs for the area. The exact 

level of usage by these private ride-sharing services can be quantified through post-opening 

monitoring studies to be conducted as discussed later in this document. 

Promote Transit Use 

Access to public transportation will significantly reduce demand for vehicular travel and parking 

spaces. This should be particularly effective in relation to the new Union Square station, which is 

planned to open in December 2021. To serve visitors, employees, and residents, the Proponent will 

work with the MBTA to identify appropriate locations for new or relocated bus stops near the 

Development Site and other possible amenities, including bus shelters and real-time transit 

information.  

The on-site TDM coordinator will provide a central commuter information center within the 

Development Site in a prominent location, such as in a building’s foyer or near garage elevators. This 

will provide employees, residents, and visitors with transit maps, transportation schedules, and route 

information for pedestrians and cyclists. One or two smaller centers also may be provided at central 

locations within the overall development, or possibly within each building. This also could include the 

residential lobbies or at the entrance of the planned office building among other possible locations 

that would be identified by the on-site TDM coordinator in consultation with the City’s Mobility 

Division. 

Parking spaces within the Development Site will not be tied to tenant space leases (i.e. unbundled as 

required by City of Somerville Zoning). As a condition of the local approval for Building 1 (101 

South), the Proponent will implement a shuttle service to Kendall Square and Sullivan Square should 

Building 1 open prior to the opening of the Union Square Station. The Proponent will evaluate the 

ridership of this shuttle to determine the appropriate level of service and destinations after the Union 

Square Station opens. With the Development Site being located within one-quarter mile of the new 

station, employees who do not own an automobile should have easy access to public transportation.  

Bike Sharing Service  

Bluebikes began operating in July 2011 and currently provides over 3,000 bikes at 300+ bike-sharing 

stations. In addition to the Project’s on-site bicycle parking, bike-share stations may be provided in 

conjunction with the Project. While it is possible that additional new bike-share stations may be 

provided near the new Union Square station or near the US2 Project, the Proponent intends to 

pursue the installation of two 19-dock bike-share stations at the Development Site, as specified in 

the approval letter for the overall MMP as part of the August 2020 Master Plan. The closest Bluebikes 
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bike-share stations are located over one-quarter mile to the north near the planned Union Square 

station, one-quarter mile to the south at the Cambridge Street/Columbia Street intersection, and 950 

feet to the south at Cambridge Street’s intersection with Berkshire Street. Therefore, the Proponent 

will work with Bluebikes to have the two new bike-share stations located next to the Development 

Site. The two 19-dock stations will be constructed during Phases 2 and 3, respectively.  

Transportation Management Association Involvement 

While there are not any active Transportation Management Associations (TMAs) in the vicinity of the 

Project, the Proponent is committed to be an active member of any TMAs formed in the future. The 

mission of most TMAs is to enhance quality of life through focusing on Transportation and 

Infrastructure, Land Use and Development, and Energy and the Environment. In the absence of a 

formal, established TMA, the Proponent will support local efforts in Somerville in improving and 

expanding public transportation in the area. Through this involvement, the pedestrian-friendly nature 

of the Development Site’s design and internal roadway networks create a framework for offering 

alternative transportation services. If a TMA is formed in the future, the Proponent will consult with 

TMA management to confirm that the TMA structure, fees, and other details are compatible with the 

Project prior to officially becoming a member. With or without participation in any TMA, the 

Proponent is committed to implementing all of the TDM measures outlined in this MMP. Post-

construction traffic monitoring and evaluation of TDM programs will also be the responsibility of the 

Proponent. 

Monitoring and Annual Reporting  

The Proponent is committed to a transportation monitoring program for the overall Project that will 

consist of annual transportation monitoring for a period of five years beginning six months after the 

first Certificate of Occupancy is issued (after the occupancy of 101 South). Each monitoring period 

will include and evaluation for each of the buildings that are currently open and occupied at that 

time. The monitoring program will include: 

› Annual travel surveys of employees and patrons of the Development Site conducted by the on-

site appointed TDM coordinators. These surveys will be developed through consultation with the 

City to determine the number of Development Site employees utilizing public transportation, 

those traveling to the Development Site by private automobile, and those using car-sharing 

services. Employees also will be surveyed to identify those that bike or walk to and from work;  

› Automatic Traffic Recorder (ATR) counts at each Development Site driveway for a continuous 24-

hour period on a typical weekday and Saturday;  

› Weekday AM, weekday PM and Saturday midday peak hour turning movement counts (TMCs) 

and operations analysis at each Development Site driveway intersection; 

› Biennial (every other year) counts of entering and exiting vehicles for each parking facility; 

› Annual counts of vehicle and bike parking occupancy at the Development Site. This will be done 

through a field inventory to be conducted during a representative weekday midday period when 

it can reasonably be assumed that the peak parking demand for employees and visitors would 

occur; and 

› Evaluation of motor vehicle crash data at study area intersections. 
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A monitoring summary report will be provided to MassDOT and the City. 

Tenant Commitments 

The following sections discuss the tenant types for which MMP programs will be implemented for 

the Project as well as overall MMP programs for all tenants. A description of the MMP elements is 

presented in this section along with information on how those elements aid employees, visitors, and 

retail patrons getting to and from the Development Site. The following plan first addresses general 

MMP measures that apply to all tenants with 50 or more employees, then special programs for the 

office/R&D/lab uses, retail shops/restaurants, and the residential tenants. Select duties outlined 

below may alternatively be fulfilled by the property management team or the Proponent’s appointed 

TDM coordinator on behalf of the tenants.  

As there will likely be multiple tenants located within the Development Site, MMP obligations will 

need to be included as part of the lease language between tenants and the property owner. Any 

tenants with more than 50 employees also will be required to submit their own MMP, along with a 

copy of the leases with financial aspects and other non-MMP elements redacted or an affidavit 

signed by the owner and tenant(s) verifying that this language was included and agreed to in the 

lease. This documentation will be provided to the City prior to the issuance of the Certificate of 

Occupancy of a space by these tenants. 

General Tenant Measures 

The following section describes overall commitments of all future tenants with 50 or more 

employees. 

Transportation Coordinator 

As required by the Zoning Ordinance, an on-site TDM coordinator will be designated for each tenant 

with 50 or more employees. This person may be the office manager, human resources employee, or 

other individual serving a dual role in another job.  

The person(s) in this role will coordinate with the property owner’s overall TDM to help promote a 

reduced reliance on single-occupant automobile vehicle travel to and from the Development Site. To 

that end, the tenant specific TDM measures identified in the following sections will be implemented 

under the direction and supervision of this person. Alternatively, the Project’s appointed overall TDM 

coordinator may fulfill the duties outlined below. The final job description for this role will be 

determined over time, but the duties of the on-site TDM coordinator will include, but not be limited 

to: 

› Assist employees with ride-matching and transportation planning; 

› Disseminate information on alternate modes of transportation and information pertaining to 

pedestrian and cycling access to and from the Development Site; 

› Develop transportation related marketing and education materials; 

› Distribute transit maps and passes; and 

› Host an annual mobility management educational meeting for employees. 
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Parking Management 

Future tenants with over 50 employees who are leasing a number of parking spaces will be required 

to commit to the following TDM measures:  

› Charge market rate for on-site parking spaces through employee lease agreements; 

› Implement short-term parking lease agreements for employees; and 

› Provide preferential carpool and vanpool parking within the parking garage and spaces near 

office building entrances within the parking garage as a convenience to commuters and to 

promote ridesharing. 

In addition to the general TDM measures outlined above, the following use-specific programs for the 

office/R&D/lab uses, retail shops/restaurants, and residential tenants also will be provided. 

Office/Laboratory Tenants 

Office/lab employers within the Development Site will be encouraged to implement appropriate 

TDM measures by the on-site TDM coordinator. As not every TDM program will be suitable for every 

type of employer, such as telecommuting or flexible work hours, the on-site TDM coordinator will 

offer technical assistance to employers to evaluate potential programs and implement them when 

appropriate. Employer-based TDM measures may include the following programs: 

› Provide preferential carpool and vanpool parking within the parking garage and spaces near 

office building entrances within the parking garage; 

› Offer ride matching assistance managed by the on-site TDM coordinator or by MassRIDES so that 

employees find appropriate carpool and vanpool partners; 

› Disseminate information on alternate modes of transportation and developing transportation; 

› Offer sponsored vanpools and subsidized expenses; 

› Provide 75-percent subsidy on Bluebikes passes; 

› Provide 75-percent subsidy on MBTA link passes; 

› Allow employees to use pre-tax dollars for the purchase of MBTA passes, as the pre-tax purchase 

is free from both federal and state income and payroll taxes; 

› Provide telecommuting options for employees in appropriate jobs; 

› Offer incentives for bicycle and pedestrian commutes, such as covered bicycle storage, changing 

rooms, and shower facilities; 

› Hold promotional events for transit-riders, cyclists, and pedestrians; 

› Offer direct deposit to employees; and 

› Providing preferred parking for low-emitting fuel-efficient vehicles and/or electric vehicle 

charging stations within the future parking facilities for the additional buildings.  

Retail/Restaurant Tenants 

The Proponent will seek to attract a variety of retail shops, restaurants, and service tenants as 

ground-floor supporting uses. These shops will potentially include restaurants, apparel, furnishings, 
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general merchandise, and service uses, such as banks and office supplies. As most of these 

businesses will be small shops, the same levels of TDM opportunities internal to each individual 

business will not be as available as with larger employers, but employees who work on the 

Development Site will be able to take advantage of the transportation guidance and programs 

coordinated by the TDM coordinator. 

The suite of TDM measures to be implemented in association with the retail shops and/or restaurant 

are fewer than for traditional offices but will still have an impact in reducing single-occupant vehicle 

travel. The retail TDM program may include the following: 

› Improved Development Site amenities, such as cycling paths and pedestrian crossings, which 

enhance the ability of employees to walk or cycle to work; 

› Ride matching services and transit information provided by the on-site TDM coordinator or 

MassRIDES; 

› Promotional events for cyclists, pedestrians, and transit-riders; 

› Direct deposits to employees; and 

› Possible provision of parking for low-emitting fuel-efficient vehicles and/or electric vehicle 

charging stations within each of the garages serving the buildings comprising the Proposed 

Project. 

Residential Building 

In addition to providing a pedestrian friendly, mixed-use transit-orientated environment, the 

Proponent will enact a variety of additional strategies to reduce the need for auto trips by residents. 

This will include working with a car-sharing service such as Zipcar to provide cars for periodic use by 

residents, if such a demand exists. As noted earlier, the Project parking will be unbundled, which will 

require that residents rent or lease spaces, as opposed to have parking being included as part of the 

rental of a unit. 

Several of the TDM measures to be implemented for the entire Development Site will be attractive to 

new residents. Specifically, the provision of secured bicycle storage, bicycle racks, pedestrian 

walkways, and proximity to public transportation, including several bus lines and the new Union 

Square station should help to minimize the need for vehicular travel and parking spaces. The 

Proponent also will provide preferred parking for low-emitting fuel-efficient vehicles and/or electric 

vehicle charging stations within each of the garages serving the buildings comprising the proposed 

Project. The exact number and location of these spaces will be determined through ongoing 

consultation with the City of Somerville as the building designs are advanced.  

In addition to the requirement of providing only unbundled parking, the residential component of 

the Project also will need to post and distribute mobility management information. The physical 

posting of information will be handled by the building manager, and the information will be 

provided within either a bulletin board or wall display case to be provided in the residential lobby of 

Building 4. These boards/cases will display MBTA maps and schedules for busses in the Boynton 

Yards area and for the MBTA Green Line. Maps showing bicycle and pedestrian facilities in the vicinity 

of the Development Site also will be posted. Similar information identifying the locations of nearby 

car-sharing stations, Bluebikes stations, and the availability of carpool/vanpool opportunities also will 
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be posted. The initial posting of this information will be done by the Proponent prior to the issuance 

of the Building 4 Certificate of Occupancy.  

The same information that will be posted as described above also will be provided to residents of 

Building 4 when they move in. Yearly emails with this information also will be sent to Development 

Site residents with additional emails sent if there are any notable changes to public transportation 

schedules, bicycle/pedestrian infrastructure, or the availability of ride-share or car-share services in 

the area. 

Property Management Firm 

The following sections discuss the TDM duties expected to be fulfilled by the property management 

firm. 

Parking Management 

As previously stated, the Proponent has committed to providing unbundled parking to future tenants 

and, in turn, future tenants will determine how parking spaces are allocated or leased to employees. 

Due to the extremely low proposed parking ratio, the Proponent anticipates that all parking spaces 

will be leased by tenant(s). To the extent that any parking spaces are not leased by tenants, those 

spaces will be made available to the public. 

The Proponent, and ultimately the Property Management Firm will commit to the following 

additional TDM measures:  

› Charge market rate for parking spaces through tenant lease agreements; 

› Implement short-term parking lease agreements; 

› Require tenants to offer short-term parking lease options to employees, such as month to month; 

› Require tenants to charge employees market rate for on-site employee parking; and 

› Provide preferential carpool/vanpool parking spaces; 

The following additional TDM measures will also be considered: 

› Demand-responsive pricing, which adjusts hourly rates for public and customer parking to 

manage parking availability; 

› Offering parking cash-out incentives for employees; 

› Shared parking; and 

› Preferred parking for low-emitting fuel-efficient vehicles and/or electric vehicle charging stations 

within the Project garage.  

SomerVision 2040 

The Project is committed to making reasonable efforts to achieve the City’s goal to control the 

percentage of trips made by automobile at 50 percent or less. If annual monitoring and reporting 

identifies a shortfall in meeting this goal, the Property Management Firm will implement additional 

mobility management programs and services.  
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 1 Introduction 

1 
Introduction 
VHB, on behalf of Boynton Yards LandCo LLC (a joint venture between DLJ Real Estate Capital 
Partners and Leggat McCall Properties LLC) (collectively the “Proponent”), has prepared a detailed 
Transportation Impact Study (TIS) in support of the Master Plan Special Permit Amendment (the 
“MPSP Amendment”) for the construction of a Master Planned Development (MPD) project on 
approximately 7.93 acres of land in the Boynton Yards neighborhood (also referred to herein as 
“BY Sub-Area”) of Somerville, Massachusetts (the “Development Site”).  
The Proponent previously filed a TIS in July 2020 and an updated TIS in August 2020 in support of 
the Master Plan Special Permit (“MPSP”) which was reviewed and originally approved by the 
Somerville Planning Board on February 4, 2021. Since the previously approved Boynton Yards Master 
Plan proposal, the Proponent has assembled additional parcels adjacent to the Master Plan area and 
is proposing to incorporate the redevelopment of these parcels into the overall Boynton Yards 
Master Plan. 
The currently proposed development will be constructed across six buildings (one existing building 
to remain and five new buildings) to be generally located north of and adjacent to South Street, to 
the west of Harding Street, and extending to the parcel just east of Windsor Street in Somerville, 
Massachusetts (the “Site”). Directly north of the Project Site is the MBTA train tracks for the Green 
Line Extension (“GLX”) project. Windsor Place Extension, which is an existing privately-owned street, 
travels in an east-west direction through the Site. The Proponent intends to transfer the ownership of 
the Windsor Place Extension to the City. For the purposes of the TIS, this new roadway is referred to 
as “Thoroughfare 1”. The Project location is shown in Figure 1.  
The existing Project Site consists of two surface parking lots, 101 South Street (currently under 
construction), an approximately 15,134 square-foot (SF) office building, two buildings used by Gentle 
Giant with a combined 31,441 SF, 2,937 SF of multi-family housing, previously an 11,659 SF vacant 
building, which until June 2019, when the building was demolished, was used by the “Jam Spot” 
recording studio, and the approximately 80,000 SF Taza Chocolate building, approximately 141,000 
SF of combined building area.  
The Proponent proposes the construction of a pedestrian- and transit-oriented, mixed-use 
development that includes six buildings consisting of approximately 440 residential units, 
1,347,500 SF of commercial space (to be evenly split between lab/research & development and office 
space), 59,000 SF of retail/restaurant space, and 1,320 primarily structured below-grade parking 
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spaces (the “Project,” also known as Boynton Yards). Consistent with Article 8.3.11(f)(iii) of the City’s 
zoning code, approximately 10 percent of the total commercial floor area in the proposed Project will 
be dedicated to Arts & Creative Enterprise principal uses. Table 1 below summarizes the previously 
approved and current Boynton Yards Master Plan development programs. 

Table 1 Program Use  

 Previously Approved 
Program 1 

Currently Proposed 
Program 2 Difference 

Commercial 984,500 SF 1,347,500 SF +363,000 
Retail 42,500 SF 59,000 SF +16,500 
Residential 338,000 SF (330 units) 440,000 SF (440 units) +102,000 SF (110 units) 
Total  1,365,000 SF 1,846,500 SF +481,500 
Below-grade Parking 1,002 spaces 1,320 spaces +318 spaces 
1 Previously approved development program as presented in the August 2021 TIAS as part of the Boynton Yards 

Master Plan.  
2 Currently proposed development program as of August 2021. 

An initial component of the Project – approximately 257,500 SF of the proposed commercial space and 
12,500 SF of the proposed retail/restaurant space – is already under construction at 101 South Street 
(known as “101 South”). This component of the Project was considered in the previous TIS and the 
Mobility Management Plan (MMP) for this portion of the Project was completed and approved under the 
1 Earle Street property (now known as 101 South). 
Additionally, Building 2 (One Boynton) – approximately 357,000 SF of the proposed commercial 
space and 9,000 SF of the proposed retail/restaurant space – has been approved by the City of 
Somerville, though construction has not yet started. This component of the Project was considered in 
the previous TIS and the Mobility Management Plan (MMP) for this portion of the Project was 
completed and received final approval on July 6, 2021. 
The development program by building is shown in Table 2. 
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Table 2 Development Program 

Building  

Office / Lab / 
Research & 

Development a 
Retail/  

Restaurant Residential Total 
Parking 
spaces b 

Building 1 (101 South) 257,500 SF 12,500 SF 0 units 270,00 SF 250 
Building 2 (One Boynton) 357,000 SF 9,000 SF 0 units 366,000 SF 242 
Building 3 (A&B) 370,000 SF 11,000 SF 0 units 381,000 SF 240-270 
Building 4 0 SF 10,000 SF 440 units 

(440,000 SF) 
450,000 SF 280-310 

Building 5 288,000 SF 12,000 SF 0 units 300,000 SF 240-270 
Building 6 (Taza) – Existing  75,000 SF 4,500 SF 0 units 79,500 SF 5 
Total Build-out 1,347,500 SF 59,000 SF 440 units 

(440,000 SF) 
1,846,500 SF 1,320 

a A total of approximately 1,347,500 SF of building space will be devoted to office, lab, or research and development 
space. The exact breakdown for between these uses is based on current development plans but may change over 
time based on market conditions and tenant needs.  

b Parking count for Buildings 3-5 to be determined as the architecture is refined. The total off-street parking count for 
the Master Plan area will not exceed 1,320 spaces. 

The parking needs for the Project will be accommodated by the proposed 1,320-space total parking 
supply, which will appropriately satisfy the anticipated demand for this development. The parking 
supply will be primarily below-grade structured parking, replacing the existing expanse of surface 
parking that exists on the Development Site. Between 240 and 270 parking spaces will be provided 
beneath Buildings 1 through 5. In addition, approximately 48 on-street parking spaces will be 
provided on Thoroughfare 1 and Harding Street. The resulting parking ratio for the commercial and 
residential uses will be lower than that found at other large-scale mixed-use development projects in 
the area. In addition, a total of 838 long-term and 185 short-term bicycle parking spaces will be 
provided. The Parking Analysis section of the TIS discusses parking in more detail 
Access to buildings on the Project Site will be provided via several full access driveways. Building 1, 
which is currently under construction at 101 South Street, will have separate full-access driveways for 
the parking garage and building loading area. At the western end of the Project Site, loading and 
access for Building 2 will initially be from South Street but would be shifted to a dedicated alley if 
South Street is potentially realigned. At the eastern end of the Project Site, Building 3 will have 
separate driveways for the parking garage and loading area. Access to Building 4 (occupying the 
northern portion of the Project Site), will be provided via a single full access driveway on 
Thoroughfare 1, which will be constructed in conjunction with Building 2 and replace the existing 
dilapidated Windsor Place roadway currently passing through the Project Site. The driveway for 
Building 4 will be located opposite Earle Street, which will be reconstructed in its current location 
between Buildings 1 and 3. Access to Building 5 will also be provided via a driveway on 
Thoroughfare 1. Finally, access to Building 6 (the existing TAZA building) will remain unchanged 
under future conditions, with five surface level parking spaces accessed from Windsor Place and 
additional parking accommodated on the street or in other parking areas proposed as part of the 
development. As part of this Project, the portion of South Street to the east of Harding Street will be 
converted from its current one-way westbound configuration to one-way eastbound with bicycle 
facilities incorporated. This primarily will be done through modified pavements marking and signage 
without any notable roadway reconstruction being required. 
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Study Methodology 
VHB prepared the Study in three stages. The first stage involved an assessment of existing traffic 
conditions within the Project study area including an inventory of existing roadway geometry; 
observations of traffic flow, including daily and peak period multimodal traffic counts; a review of 
public transportation services, and a review of vehicular crash data. 
The second stage of the Study established the framework for evaluating the transportation impacts 
of the Project. Specific travel demand forecasts for the Project were assessed along with future traffic 
demands on the study area roadways due to other proposed area developments that may occur 
independent of the proposed development. The year 2028, a seven-year time horizon, was selected 
as the design year for analysis for the preparation of this TIS based on the anticipated completion of 
the buildings’ occupancy, consistent with City of Somerville Transportation Impact Study (TIS) 
Guidelines for Future Traffic Conditions.  
The third and final stage of the Study discusses possible measures to improve existing and future 
traffic operations in the area and offsetting the traffic-related impacts associated with the 
development of the Project. 
As part of this evaluation, VHB considered traffic conditions under the following conditions 
consistent with the City of Somerville’s Transportation Impact Study (TIS) Guidelines1: 
› 2021 Existing conditions – This scenario considers the existing roadway infrastructure and 

observed traffic volumes from September 2017 and May 2021 to represent a “2021” existing 
condition under typical activity levels (historic volumes were used where there were significant 
construction impacts to traffic volumes and travel patterns in May 2021). 

› 2021 Build conditions – This scenario involves adding the Project-generated traffic to the 2021 
Existing volumes on the existing roadway network. 

› 2021 Build conditions with mitigation – This scenario involves adding the Project-generated 
traffic to the 2021 Existing volumes on the roadway network, with assumptions for off-site 
transportation mitigation changes included.  

› 2028 Build conditions – This scenario involves adding site-specific traffic generated by other 
definitively-known development projects to 2021 Build conditions on the future roadway network. 
Traffic generated by these definitively known development projects was obtained from available 
project traffic studies or estimated as part of this evaluation. No background growth rate was 
used as requested by the City of Somerville Mobility Division. The roadway infrastructure analyzed 
includes mitigation planned by other projects and/or municipal or state undertakings that are 
planned to be completed within the analysis horizon.  

Details on each condition considered as part of this evaluation are included in subsequent sections of this 
TIS. The capacity analyses were conducted with approved methodologies using Synchro™ software.  

1  Transportation Impact Study (TIS) Guidelines, City of Somerville, November 24, 2020. 
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2 
Existing Conditions 
Evaluation of the transportation impacts associated with the Project requires a thorough 
understanding of the existing transportation conditions in the study area, including roadway 
geometry, traffic controls, multimodal daily and peak hour traffic flows, public transportation 
services, and traffic safety data. Each of these elements is described in detail below.  

Site Conditions 
The currently proposed development will be constructed across six buildings (one existing building 
to remain and five new buildings) to be generally located north of and adjacent to South Street, to 
the west of Harding Street, and extending to the parcel just east of Windsor Street in Somerville, 
Massachusetts (the “Site”). Directly north of the Project Site is an MBTA railroad right-of-way.  
The existing Project Site, prior to the construction of portions of this Project, consists of two surface 
parking lots, 101 South Street (currently under construction), an approximately 15,134 square-foot 
(SF) office building, two buildings used by Gentle Giant with a combined 31,441 SF, 2,937 SF of multi-
family housing, previously an 11,659 SF vacant building, which until June 2019, when the building 
was demolished, was used by the “Jam Spot” recording studio, and the approximately 80,000 SF Taza 
Chocolate building, approximately 141,000 SF of combined building area. 

Surrounding Area 
The Site is located in the Boynton Yards neighborhood, which is a mainly industrial area, with some 
residential development in the east. Figure 2 shows land uses surrounding the Site. 
Boynton Yards was envisioned to be redeveloped as a mixed-use area where people can work, live, 
and play in the Union Square Neighborhood Plan.2 Large-scale transportation projects such as the 
MBTA’s Green Line Extension (GLX), detailed later, will improve connectivity to and within the 
neighborhood and introduce more opportunities for neighborhood growth and redevelopment. 

2  Union Square Neighborhood Plan; City of Somerville (Somerville, Massachusetts); May 2016. 
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Study Area 
Based on VHB’s knowledge of the area transportation network and the operational characteristics of 
the Project, the following intersections and their approach roadways were included in the 
assessment. The City of Somerville Mobility Division was contacted to confirm the appropriateness of 
the resulting study area, which is consistent with the study area network analyzed in the August 2020 
TIAS for the Boynton Yards Master Plan. The study area intersections are shown in Figure 3. 

Windsor Street at: 
› Windsor Place and Boynton Yards Driveway – unsignalized 

South Street at: 
› Windsor Street – unsignalized 
› Willow Street – unsignalized 
› Earle Street – unsignalized 
› Hunting Street – unsignalized 
› Harding Street – unsignalized 

Medford Street at: 
› Warren Street – unsignalized 
› South Street – unsignalized 
› Ward Street – unsignalized 

Somerville Avenue at: 
› Medford Street/ Route 28 interchange – signalized 
› Prospect Street – signalized 

Webster Avenue at: 
› Prospect Street/ Concord Avenue – signalized 
› Columbia Street/ Tremont Street – unsignalized  

Cambridge Street (City of Cambridge) at: 
› Prospect Street – signalized  
› Webster Avenue/ Columbia Street – signalized  
› Windsor Street – unsignalized 
› Willow Street – signalized 
› Hunting Street – signalized 
› Harding Street – unsignalized 
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Roadway and Intersection Geometry 
Descriptions of the study area roadways and intersections are provided below, including descriptions 
of the existing lane configurations, traffic control at the study area intersections, the roadway 
jurisdiction in this area, and existing bicycle and pedestrian infrastructure. Figure 4 presents the 
existing study area intersection lane geometry and traffic control and Figures 5 and 6 depict the 
existing bicycle and pedestrian facilities within the study area, respectively. 

Roadways 
South Street 
South Street runs between Windsor Street and Medford Street. It is classified as a local roadway and 
is under local City of Somerville jurisdiction. South Street runs in a generally east/west direction and 
consists of one travel lane in both directions between Windsor Street and Hunting Street and 
becomes one way traveling west with one lane between Hunting Street and Medford Street. A 
20 miles per hour (mph) speed limit sign with a “safety zone” placard is posted facing westbound 
traffic at the corner of South Street and Earle Street. However, there is a 30-mph speed limit sign 
approximately 100 feet further to the west. A 20-mph speed limit sign with an accompanying “safety 
zone” placard is posted facing eastbound traffic just east of Windsor Street. On-street parking is 
provided on the south side of South Street. Sidewalks are provided along both sides of the street and 
crosswalks are provided at Windsor Street, Hunting Street, and Medford Street. No bicycle facilities 
are provided. Land use along South Street consists of a mix of industrial and residential. 

Medford Street 
Medford Street runs between Warren Street and Somerville Avenue within the study area. It is 
classified as a minor arterial roadway and is under local City of Somerville jurisdiction. Medford Street 
runs in a generally north/south direction and consists of one travel lane in both directions until it 
reaches Somerville Avenue where additional turning lanes are provided. A 25 miles per hour (mph) 
speed limit sign with a “thickly settled” placard is posted in the northbound direction near Warren 
Street. On-street parking is provided on the east side of the roadway between South Street and Ward 
Street. Sidewalks are provided on both sides and crosswalks are provided at South Street and 
Somerville Avenue. “Sharrow” pavement markings are provided between South Street and Ward 
Street. Bike lanes are provided in both directions between Ward Street and Somerville Avenue until 
approximately 200 feet south of the Somerville Avenue intersection, where “sharrows” resume. Land 
use along Medford Street is a mixture of commercial and residential. 

Somerville Avenue 
Somerville Avenue runs from Medford Street to Prospect Street within the study area. It is classified 
as a principal artery and is under local City of Somerville jurisdiction. Somerville Avenue runs in a 
generally east/west direction and consists of one travel lane in both directions with additional turn 
lanes at major intersections. There is no posted speed limit within the study area. On-street parking is 
provided on both sides of Somerville Avenue. Sidewalks are provided along both sides of the 
roadway and crosswalks are provided at major intersections. Bike lanes are provided along both sides 
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of the roadway. Bus stops are provided at major intersections within the study area. Land use along 
Somerville Avenue is a mixture of commercial, industrial, and residential. 

Webster Avenue 
Webster Avenue runs from Prospect Street to Cambridge Street within the study area. It is classified 
as a minor arterial roadway and is under local City of Somerville jurisdiction between Prospect Street 
and Elm Street and City of Cambridge jurisdiction between Elm Street and Cambridge Street. 
Webster Avenue runs in a generally north/south direction and consists of one travel lane in both 
directions with additional turn lanes at major intersections. A 25 miles per hour (mph) speed limit 
sign with a “thickly settled” placard is posted in both directions near Elm Street. On-street parking is 
provided along both sides of the roadway south of Elm Street. Sidewalks are provided along both 
sides and crosswalks are provided at major intersections and midblock between Elm Street and 
Norfolk Street. Protected bike lanes are provided in both directions north of Elm Street. Bus stops are 
provided at major intersections within the study area. Land use along Webster Avenue is a mixture of 
industrial and residential. 

Cambridge Street 
Cambridge Street runs from Prospect Street to Warren Street within the study area. It is classified as a 
minor arterial roadway and is under local City of Cambridge jurisdiction. Cambridge Street runs in a 
generally east/west direction and consists of one travel lane in both directions. In the school zone 
between Evereteze Way and Berkshire Street, the speed limit is 20 miles per hour (mph) in both 
directions when the sign is flashing. On-street parking is provided along both sides of the roadway. 
Sidewalks are provided along both sides and crosswalks are provided at most intersections. Bike 
lanes are provided along both sides of the roadway. Bus stops are provided at major intersections 
within the study area. Land use along Cambridge Street is a mixture of commercial and residential. 

Intersections 
Windsor Street at Windsor Place  
Windsor Street, Windsor Place, the existing Site driveway from the east, and a private parking lot 
driveway from the north form a four-legged unsignalized intersection. Windsor Street is to the south, 
Windsor Place is to the west, Boynton Yards driveway is to the east, and the parking lot driveway is to 
the north. All approaches consist of one general purpose lane. The Windsor Place eastbound 
approach and Boynton Yards driveway are under stop-sign control. Sidewalks are provided along 
both sides of the Windsor Place and the Windsor Street approaches. The sidewalks extend across the 
entrances to the Development Site and the parking lot driveway. A crosswalk is provided across the 
Windsor Street northbound approach. On-street parking is provided on the west side of the Windsor 
Street approach. Land use around the intersection is a mixture of industrial and residential. 

Windsor Street at South Street 
South Street and Windsor Street form a three-legged unsignalized intersection. Windsor Street runs 
north/south and South Street intersects from the east. All approaches consist of one general purpose 
lane. The South Street westbound approach is under stop-sign control. Sidewalks are provided along 



Transportation Impact Study 

 

 11 Existing Conditions 

both sides of all approaches. Crosswalks are provided across the Windsor Street northbound 
approach and South Street westbound approach. On-street parking is provided on the west side of 
Windsor Street and the south side of South Street. Land use around the intersection is a mixture of 
industrial and residential. 

South Street at Willow Street 
South Street and Willow Street form a three-legged unsignalized intersection. South Street runs 
east/west and Willow Street intersects from the south. All approaches consist of one general purpose 
lane. Willow Street is one-way northbound and under stop-sign control. Sidewalks are provided 
along both sides of all approaches. A crosswalk is provided across the Willow Street northbound 
approach. On-street parking is provided on the south side of South Street and the east side of 
Willow Street. Land use around the intersection is a mixture of industrial and residential. 

South Street at Earle Street 
South Street and Earle Street form a three-legged unsignalized intersection. South Street runs 
east/west and Earle Street intersects from the north. All approaches consist of one general purpose 
lane. The Earle Street southbound approach is under stop-sign control. Sidewalks are provided along 
both sides of all approaches. A crosswalk is provided across the Earle Street southbound approach. 
On-street parking is provided along the south side of South Street and the west side of Earle Street. 
Land use around the intersection is a mixture of industrial and residential. 

South Street at Hunting Street 
South Street and Hunting Street form a three-legged unsignalized intersection. South Street runs 
east/west and Hunting Street intersects from the south. All approaches consist of one general 
purpose lane. Hunting Street is one-way southbound. The South Street westbound approach is one-
way approaching the intersection. Sidewalks are provided along both sides of all approaches. 
Crosswalks are provided across the Hunting Street northbound approach and the South Street 
westbound approach. On-street parking is provided along the south side of the South Street and the 
east side of Hunting Street near the intersection. Land use around the intersection is a mixture of 
industrial and residential. 

South Street at Harding Street 
South Street and Harding Street form a four-legged unsignalized intersection. South Street runs 
east/west and Harding Street runs north/south and is under stop-sign control. All approaches consist 
of one general purpose lane. South Street is one way traveling westbound. Both Harding Street 
approaches are one way approaching the intersection. Sidewalks are provided along both sides of all 
approaches. Crosswalks are provided across the Harding Street north- and southbound approaches. 
On-street parking is provided along the south side of South Street and the west side of Harding 
Street near the intersection. Land use around the intersection is a mixture of industrial and 
residential. 
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Medford Street at Warren Street 
Medford Street, Warren Street, and a private driveway form a four-legged unsignalized intersection. 
Medford Street runs north/south, Warren Street intersects from the southwest, and the driveway 
intersects from the northeast. All approaches consist of one general purpose lane. The Warren Street 
northbound approach is one way approaching the intersection and is under stop-sign control. 
Sidewalks are provided along both sides of all approaches. The sidewalk continues across the 
driveway entrance. A crosswalk is provided across the Warren Street eastbound approach. No on-
street parking is provided immediately near the intersection. Land use around the intersection is a 
mixture of commercial and residential. 

Medford Street at South Street 
Medford Street and South Street form a three-legged unsignalized intersection. Medford Street runs 
north/south and South Street intersects from the west. All approaches consist of one general 
purpose lane. The South Street eastbound approach is one way departing the intersection. Sidewalks 
are provided along both sides of all approaches. Crosswalks are provided across the South Street 
eastbound approach and the Medford Street northbound approach. Sharrows are provided on 
Medford Street in both directions. On-street parking is provided along the east side of Medford 
Street north of the intersection. Land use around the intersection is a mixture of industrial and 
residential. 

Medford Street at Ward Street 
Medford Street, Ward Street, and a driveway form a four-legged unsignalized intersection. Medford 
Street runs north/south, Ward Street intersects from the west, and the driveway intersects from the 
east. All approaches consist of one general purpose lane. Ward Street and the driveway are under 
stop-sign control. Sidewalks are provided along both sides of all approaches. There are no crosswalks 
provided at this intersection. Sharrows are provided on Medford Street. Land use around the 
intersection is a mixture of commercial and residential. 

Somerville Avenue at Medford Street 
Somerville Avenue and Medford Street form a four-legged signalized intersection with Somerville 
Avenue extending in an east/west direction and Medford Street extending in a north/south direction. 
This intersection is one of three signalized intersections forming the McGrath Highway (Route 28) 
and Somerville Avenue/Medford Street interchange. The Somerville Avenue eastbound approach 
consists of an exclusive through lane, a bike lane, and an exclusive right-turn lane. Departing the 
intersection, Somerville Avenue consists of one receiving lane and a receiving bike lane. The Medford 
Street northbound approach consists of an exclusive left-turn lane and a bike lane. The Medford 
Street southbound approach is one-way and consists of an exclusive left-turn lane, a through lane, 
and a shared through/right-turn lane with painted sharrows. Sidewalks exist along both sides of 
Somerville Avenue approach, the south side of Somerville Avenue departure, and the west side of 
Medford Street. 10-foot-wide crosswalks exist across the western, northern, and southern legs of the 
intersection. Land use around the intersection is a mix of commercial and industrial. 
This location was reconstructed in 2016 as part of a MassDOT project which included a redesign of 
the area that eliminated the McGrath Highway southbound off-ramp to Medford Street, closed the 
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northbound tunnel from Somerville Avenue to Washington Street, created a new signalized access 
point to McGrath Highway northbound via Medford Street Extension, and improved pedestrian and 
bicycle accommodations.  

Somerville Avenue at Medford Street Extension 
Approximately 100 feet east of the intersection with Medford Street, Somerville Avenue meets 
Medford Street Extension at a four-legged signalized intersection. Somerville Avenue runs generally 
eastbound and Medford Street Extension runs northbound. At this intersection, Somerville Avenue is 
one-way eastbound and consists of a single general-purpose lane and a bike lane approaching the 
intersection. Departing the intersection, Somerville Avenue splits approximately 150 feet east of the 
intersection into an on-ramp for McGrath Highway southbound and Somerville Avenue Extension. 
The bike lane transitions to “sharrow” pavement markings along Somerville Avenue Extension at the 
split. Medford Street Extension is one-way northbound and consists of a through lane, a shared 
through/right-turn lane and a bike lane approaching the intersection. Departing the intersection, 
Medford Street Extension consists of two receiving lanes and a receiving bike lane. Sidewalks exist 
along the south side of Somerville Avenue approach and departure, the east side of Medford Street 
Extension approach, and along both sides of Medford Street Extension departure. 10-foot-wide 
crosswalks exist across the western, eastern, and southern legs of the intersection. Land use around 
the intersection is a mix of commercial and industrial. 
As previously mentioned, this intersection was reconstructed in 2016 as part of a MassDOT project 
which included a redesign of the area. 

McGrath Highway (Route 28) NB at Medford Street Extension 
McGrath Highway (Route 28) NB and Medford Street Extension intersect to form a three-way 
signalized intersection approximately 100 feet north of the intersection of Somerville 
Avenue/Somerville Avenue Extension and Medford Street Extension. McGrath Highway NB runs 
generally north/northwest and the Medford Street Extension intersects McGrath Highway NB from 
the southwest. McGrath Highway NB is one-way and consists of two through lanes, a bear-right lane, 
and a bike lane approaching the intersection. Departing the intersection, McGrath Highway NB splits 
to provide two departure lanes to the elevated McGrath Highway northbound and a single lane and 
bike lane to McGrath Highway NB Frontage Road. The Medford Street Extension northbound 
approach is one-way and consists of an exclusive left-turn lane, a shared left-turn/bear-left lane, and 
a bike lane. A 10-foot-wide crosswalk exists across the McGrath Highway approach. A MBTA bus stop 
is located along the McGrath Highway NB approach to the intersection. Land use around the 
intersection is a mix of commercial and industrial. 
As previously mentioned, this intersection was reconstructed in 2016 as part of a MassDOT project 
which included a redesign of the area. 

Somerville Avenue at Prospect Street 
Somerville Avenue runs in a generally east/west direction and is bisected by Prospect Street from the 
north and south to form a four-legged signalized intersection. The Somerville Avenue east- and 
westbound approaches consist of an exclusive left-turn lane and a shared through/right-turn lane. 
The Prospect Street northbound approach consists of an exclusive left-turn lane and a shared 



Transportation Impact Study 

 

 14 Existing Conditions 

through/right-turn lane. The Prospect Street southbound approach consists of an exclusive through 
lane and an exclusive right-turn lane.  
This intersection and the approaching roadways were reconfigured in July 2017 as part of the Union 
Square Early Action Plan. Bike accommodations were added and Prospect Street, south of the 
intersection, was converted from one-way directional traffic only to two-way directional traffic. 
Sidewalks are provided along both sides of all approaches. Crosswalks are provided across all 
approaches. Bike lanes are provided on both sides of the Somerville Avenue east- and westbound 
approaches and the Prospect Street southbound approach. The Prospect Street northbound 
approach provides a northbound bike lane and a southbound sharrow. On-street parking is provided 
on the south side of the Somerville Avenue eastbound approach. Land use around the intersection is 
a mixture of commercial and residential. 

Webster Avenue at Prospect Street/Concord Avenue 
Webster Avenue, Prospect Street, and Concord Avenue form a five-legged signalized intersection. 
Webster Avenue runs north/south, Prospect Street runs northeast/southwest, and Concord Avenue 
intersects from the west. The Prospect Street northeast- and southwesterly approaches consist of 
single general-purpose lanes. The Webster Avenue north- and southbound approaches consist of an 
exclusive left turn lane and a shared through/right-turn lane. Concord Avenue is one way departing 
the intersection. The intersection and the approaching roadways were reconfigured in July 2017 as 
part of the Union Square Early Action Plan. Bike accommodations were added and both Webster 
Avenue and Prospect Street, north of the intersection, were converted from one-way directional 
traffic only to two-way directional traffic. Sidewalks are provided on both sides of all approaches. 
Crosswalks are provided across all approaches. Bike lanes are provided northbound on Prospect 
Street north of the intersection and southbound on Webster Avenue ending at the intersection. 
Sharrows are provided on the Prospect Street northeast- and southwesterly approaches approaching 
the intersection, and the Webster Avenue north- and southbound approaches departing the 
intersection. On-street parking is provided on both sides of Concord Avenue and on the east side of 
the Prospect Street north-eastbound approach. An MBTA bus stop is located on the east side of the 
Webster Avenue northbound approach. Land use around the intersection is a mixture of commercial 
and residential. 

Webster Avenue at Columbia Street/Tremont Street 
Webster Avenue, Columbia Street, and Tremont Street form a four-legged unsignalized intersection. 
Webster Avenue runs north/south, Tremont Street intersects from the west, and Columbia Street 
intersects from the east. All approaches consist of one general purpose lane. Tremont Street is one-
way departing the intersection. The Columbia Street westbound approach is under stop-sign control. 
Sidewalks are provided along both sides of all approaches. No crosswalks are provided across any 
approach. Sharrows are provided on Webster Avenue in both directions. On-street parking is 
provided along both sides of Tremont Street. An MBTA bus stop is located on the Webster Avenue 
northbound approach. Land use around the intersection is a mixture of industrial and residential. 
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Cambridge Street at Prospect Street 
Cambridge Street and Prospect Street form a four-legged signalized intersection. Cambridge Street 
runs east/west and Prospect Street runs north/south. All approaches consist of one general purpose 
lane. Sidewalks are provided on both sides of all approaches. Crosswalks are provided across all 
approaches. Bike lanes are provided along Cambridge Street in both directions. On-street parking is 
provided along both sides of the Cambridge Street east- and westbound approaches and along the 
east side of the Prospect Street north- and southbound approaches. MBTA bus stops are located on 
the Cambridge Street eastbound and westbound approaches. Land use around the intersection is a 
mixture of commercial and residential. 

Cambridge Street at Webster Avenue/Columbia Street 
Cambridge Street, Webster Avenue, and Columbia Street form a four-legged signalized intersection. 
Cambridge Street runs east/west, Webster Avenue intersects from the north, and Columbia Street 
intersects from the south. The Columbia Street northbound approach and the Cambridge Street east- 
and westbound approaches consist of one general purpose lane. The Webster Avenue southbound 
approach consists of an exclusive left-turn lane and a shared through/right-turn lane. Sidewalks are 
provided on both sides of all approaches. Crosswalks are provided across all approaches. Bike lanes 
are provided along Cambridge Street in both directions. On-street parking is provided on both sides 
of the Cambridge Street east- and westbound approaches and the east side of the Columbia Street 
northbound approach. MBTA bus stops are located on the east side of the Columbia Street 
northbound approach and the west side of the Webster Avenue southbound approach. A Hubway 
bike rental station is located in the northeast corner of the intersection. Land use around the 
intersection is a mixture of commercial and residential. 

Cambridge Street at Windsor Street 
Cambridge Street and Windsor Street form a four-legged unsignalized intersection. Cambridge 
Street runs east/west and Windsor Street runs north/south. The Windsor Street south leg is one-way 
departing the intersection. All approaches consist of one general purpose lane. The Windsor Street 
southbound approach is under stop-sign control. Sidewalks are provided along both sides of all 
approaches. Crosswalks are provided across all approaches. Bike lanes are provided along Cambridge 
Street in both directions. On-street parking is provided along both sides of the Cambridge Street 
east- and westbound approaches, both sides of the Windsor Street northbound approach, and the 
west side of the Windsor Street southbound approach. MBTA bus stops are located on the north and 
south sides of the Cambridge Street westbound approach. Land use around the intersection is a 
mixture of commercial and residential. 

Cambridge Street at Willow Street 
Cambridge Street and Willow Street form a four-legged signalized intersection. Cambridge Street 
runs east/west and Willow Street runs north/south. All approaches consist of one general purpose 
lane. The Willow Street north and south legs are both one way departing the intersection. The traffic 
signal primarily serves to assist pedestrians crossing Cambridge Street. Sidewalks are provided along 
both sides of all approaches. Crosswalks are provided across all approaches. Bike lanes are provided 
on Cambridge Street in both directions. On-street parking is provided along both sides of the 
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Cambridge Street east- and westbound approaches and Willow Street south of the intersection. 
Willow Street north of the intersection provides on-street parking on the east side. Land use around 
the intersection is a mixture of commercial and residential. 

Cambridge Street at Hunting Street 
Cambridge Street and Hunting Street form a three-legged raised, unsignalized intersection with 
Cambridge Street running in a general east/west direction and Hunting Street intersecting from the 
north. All approaches consist of one general purpose lane. Hunting Street is one way southbound 
approaching the intersection. Sidewalks are provided along both sides of all approaches. Crosswalks 
are provided across all approaches. The crosswalk along the eastern leg of the intersection has a 
rectangular rapid-flashing beacon (RRFB). Bike lanes are provided on Cambridge Street in both 
directions. On-street parking is provided on the north side of Cambridge Street and both sides of 
Hunting Street. Land use around the intersection is a mixture of commercial and residential. It should 
be noted that this intersection was signalized during the time of the 2017 traffic data collection. 
However, the change to unsignalized control likely did not have a significant impact on travel 
patterns. Therefore, the intersection of Cambridge Street at Harding Street is analyzed in its present-
day configuration, an unsignalized intersection, under existing and future conditions. 

Cambridge Street at Harding Street 
Cambridge Street and Harding Street form a three-legged unsignalized intersection. Cambridge 
Street runs east/west and Harding Street intersects from the north. All approaches consist of one 
general purpose lane. Harding Street is one way departing the intersection. Sidewalks are provided 
along both sides of all approaches. A crosswalk is provided across Harding Street. Bike lanes are 
provided along Cambridge Street in both directions. On-street parking is provided along the north 
side of Cambridge Street and the east side of Harding Street. Land use around the intersection is a 
mixture of commercial and residential. 

On-street Public Parking 
South Street is roughly one-quarter mile long with parking provided on the southerly side of the 
road for most of its length. Signs are posted indicating a two-hour limit (except by permit) between 
8:00 AM and 2:30 AM, with permit parking only from 2:30 AM to 8:00 AM. This same signage is 
posted on Windsor Street and Horace Street. Two-hour parking is allowed on Hunting Street for 
approximately 120 feet south of South Street and on Harding Street for approximately 50 feet south 
of South Street. Signs are also posted on Earle Street, Ward Street, and the remaining lengths of 
Hunting Street and Harding Street indicating that only permit parking is allowed (except for Sundays 
and holidays). While the two-hour parking limits are appropriate for short duration retail/restaurant 
parking, enforcement is required to prevent long-term parking. This can be accomplished through 
police enforcement or by installing parking meters. Either method will help prevent these spaces 
from being used by Development Site employees or residents, or others in the area.  

Bicycle Network 
Bicycle facilities are available on many roadways in the study area. Cambridge Street provides bike 
lanes in both directions. Protected bike lanes were installed on Webster Avenue in 2019 and 2020. 
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On Medford Street, south of Somerville Avenue, protected bike lanes with flexposts were completed 
in May 2021. Prospect Street provides a northbound bike lane and southbound sharrows between 
Webster Avenue and Somerville Avenue, as well as sharrows in both directions between Cambridge 
Street and Webster Avenue.  
Further away from the Site, Washington Street provides bike lanes in both directions. Somerville 
Avenue is currently under construction and, upon completion, will provide sidewalk-level protected 
bike lanes in the study area. On Medford Street southbound, north of Somerville Avenue, sharrows 
are provided. Finally, a buffered bike lane is provided on the McGrath Highway Northbound Frontage 
Road, north of Somerville Avenue.  
All bike facilities are shown in Figure 5. Level of Traffic Stress analyses for the bicycle facilities in the 
vicinity of the Site are included in subsequent sections. 

Bluebikes Stations 
Bluebikes began operating in July 2011 and currently provides over 3,000 bikes at 300+ bike-sharing 
stations. There are currently three Bluebikes stations within a half mile walking distance. Two stations 
are located along Cambridge Street, one at its intersection with Columbia Street and Webster 
Avenue and one at its intersection with Berkshire Street. Another station is located in Union Square 
near the intersection of Washington Street and Bonner Avenue. 

Pedestrian Network 
Sidewalks exist along all streets in the study area. In the vicinity of the Development Site, South 
Street, Earle Street, and Harding Street currently have sidewalks provided along both sides of each 
roadways with crosswalks and accompanying ramps provided at key locations. The sidewalk on the 
easterly side of Earle Street terminates at the driveway to the Gentle Giant parcel to the north of the 
proposed Building 3. The sidewalk on the opposite side of the street ends approximately 40 feet 
further to the north. From that point, the roadway curves to the northwest and transitions to Windsor 
Place. Sidewalks currently are not provided on Windsor Place between Windsor Street and Earle 
Street, but are provided on both sides west of Windsor Street. Windsor Street provides sidewalks on 
both sides of the roadway, from Windsor Place to just south of South Street. In addition, as 
mentioned previously, Somerville Avenue is currently being reconstructed, and will have widened 
sidewalks and curb extensions.  
Figure 6 shows the existing pedestrian facilities within the area. Level of Traffic Stress analyses for the 
pedestrian facilities in the vicinity of the Site are included in subsequent sections. 

Traffic Volumes 
Traffic volumes for the analysis conducted to date were collected by VHB in May 2021 while local 
schools were in session, in compliance with Somerville TIS Guidelines. This data collection included 
automatic traffic recorder (ATR) two-day 48-hour counts along Webster Avenue, South Street, and 
Medford Street and manual turning movement/vehicle classification (TMC) counts for the suggested 
study area intersections during the typical weekday morning, weekday evening, and Saturday midday 
peak periods. The counting effort also included heavy vehicles, bicycles, and pedestrians. The counts 
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were conducted on a typical weekday from 7:00 AM to 9:00 AM and 4:00 PM to 6:00 PM, and on a 
typical Saturday from 11:00 AM to 2:00 PM. These time periods were selected so that the combined 
peak periods for the roadway and Project Site activity would be evaluated.  
It should be noted that at the time of the data collection, Somerville Avenue eastbound was closed, 
and is anticipated to remain closed through September 2021 as part of construction for the 
Somerville Avenue Utility and Streetscape Improvement Projects. Additionally, Cambridge Street is 
temporarily one-way westbound, between Beacon Street and Prospect Street, as part of nearby 
construction at Inman Square and to allow for outdoor dining space. Due to these closures, it is not 
feasible to utilize new counts for the analysis at all study area intersections. Accordingly, VHB utilized 
previously collected turning movement counts (TMCs) at select locations, conducted in 
September 2017, and utilized as part of the August 2020 Boynton Yards TIAS, and adjusted these 
traffic volumes following City of Somerville guidelines which is discussed in subsequent sections.  
The following intersections utilize September 2017 and May 2021 data for the analysis included in 
this TIS, respectively: 

September 2017 
› Medford Street at Warren Street (AM Only) 
› Medford Street at South Street (AM Only) 
› Medford Street at Ward Street (AM Only) 
› Somerville Avenue at Medford Street 
› Somerville Avenue Ext. at Medford Street Ext. 
› Route 28 NB at Medford Street Ext. 
› Somerville Avenue at Prospect Street 
› Cambridge Street at Prospect Street 
› Cambridge Street at Webster Avenue/ Columbia Street 
› Cambridge Street at Windsor Street 
› Cambridge Street at Willow Street 
› Cambridge Street at Hunting Street 
› Cambridge Street at Harding Street 

May 2021 
› Windsor Street at Windsor Place/ Thoroughfare 1 & Driveway 
› South Street at Windsor Street 
› South Street at Willow Street 
› South Street at Earle Street 
› South Street at Hunting Street 
› South Street at Harding Street 
› Medford Street at Warren Street (PM & Sat) 
› Medford Street at South Street (PM & Sat) 
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› Medford Street at Ward Street (PM & Sat) 
› Prospect Street at Webster Avenue/ Concord Avenue 
› Webster Avenue at Tremont Street/ Columbia Street 
The count data used for each intersection is summarized in Figure 7.  

Vehicle Volumes 
Due to impacts related to the COVID-19 pandemic, historic count data were reviewed to determine 
the appropriateness of the May 2021 data collection period. Furthermore, VHB reviewed historic 
count data to understand the impacts of the bridge closures, detours, and seasonality. The 
September 2017 counts were considered to be representative of existing conditions without any 
adjustments, as directed by the City of Somerville Mobility Division. After comparison with historic 
data, it was determined that it was appropriate to also consider the May 2021 to be representative of 
existing conditions without any adjustments. Historic data suggests that traffic volumes in this area 
have rebounded to pre-COVID-19 conditions. 
The peak hours for the September 2017 counts were 7:30-8:30 AM and 4:45-5:45 PM on weekdays 
and 12:00-1:00 PM on Saturdays. The peak hours for the May 2021 counts were 7:45-8:45 AM and 
5:00-6:00 PM on weekdays and 1:00-2:00 PM on Saturdays. The count data is included in the 
Appendix. 
The ATR counts were conducted on South Street adjacent to the Development Site, Webster Avenue 
to the south of Prospect Street, and on Medford Street to the south of South Street. The observed 
traffic volumes are summarized in Table 3.  
 

Table 3 Observed Traffic Volumes 

  Weekday 
Daily a 

Weekday Morning 
Peak Hour 

Weekday Evening 
Peak Hour 

Saturday 
Daily 

Saturday Midday 
Peak Hour 

Location Vol. Vol.b 
K 

Factor c 
Dir. 

Dist.d Vol. 
K 

Factor 
Dir. 
Dist. Vol. Vol. 

K 
Factor 

Dir. 
Dist. 

South Street, east of 
Windsor Street 

2,630 170 6.5% WB 58% 200 7.6% WB 84% 2,020 165 8.1% WB 85% 

Webster Avenue, south 
of Prospect Street 

6,950 565 8.1% SB 73% 530 7.6% NB 57% 6,260 530 8.4% SB 50% 

Medford Street, south 
of South Street 

12,380 935 7.5% SB 62% 875 7.1% NB 67% 9,270 745 8.0% NB 53% 

Source: VHB; Based on automatic traffic recorder (ATR) counts conducted in May 2021 on South Street and Webster Avenue, and ATR counts 
conducted in September 2017 on Medford Street.  

a Average Daily Traffic volume, expressed in vehicles per day 
b Represents the percent daily traffic which occurs during the peak hour 
c Directional distribution of peak hour traffic 
Note: Peak hours do not necessarily coincide with the peak hours of turning movement counts. 

As shown in Table 3, South Street, east of Windsor Street, carries approximately 2,630 vehicles on a 
typical weekday with the peak hours accounting for 6.5 percent (morning peak hour) and 7.6 percent 
(evening peak hour) of the weekday daily traffic flow. On a typical Saturday, South Street, east of 
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Windsor Street, carries approximately 2,020 vehicles with the midday peak hour accounting for 
8.1 percent of the Saturday daily traffic flow. Traffic flow along South Street is heavier in the westbound 
direction during all peak periods, as South Street is one-way westbound east of Hunting Street.  
Webster Avenue, south of Prospect Street, carries approximately 6,950 vehicles on a typical weekday 
with the peak hours accounting for 8.1 percent (morning peak hour) and 7.6 percent (evening peak 
hour) of the weekday daily traffic flow. On a typical Saturday, Webster Avenue, south of Prospect 
Street, carries approximately 6,260 vehicles with the midday peak hour accounting for 8.4 percent of 
the Saturday daily traffic flow. Traffic flow along Webster Avenue is heavier in the southbound 
direction during the weekday morning peak period, heavier in the northbound direction during the 
weekday evening peak period, and evenly split during the Saturday midday peak period.  
Due to weekday morning Medford Street closures within the vicinity of the Site, the 2017 ATR data 
for Medford Street, south of South Street was utilized, and is considered representative of existing 
conditions, as directed by the City of Somerville. Medford Street, south of South Street, carries 
approximately 12,380 vehicles on a typical weekday with the peak hours accounting for 7.5 percent 
(morning peak hour) and 7.1 percent (evening peak hour) of the weekday daily traffic flow. On a 
typical Saturday, Medford Street, south of South Street, carries approximately 9,270 vehicles with the 
midday peak hour accounting for 8.0 percent of the Saturday daily traffic flow. The predominant flow 
of traffic along Medford Street is in the southbound direction during the weekday morning peak 
period, but heavier in the northbound direction during the weekday evening and Saturday midday 
conditions.  

Seasonal Variations 
Seasonal factors published by MassDOT were reviewed for the months in which traffic data was 
collected. For September 2017 and May 2019 (2019 is the most recent year available), traffic volumes 
were shown to be higher than or equal to average-month conditions, so no seasonal factors were 
applied for a conservative analysis. The MassDOT seasonal factor data are included in the Appendix. 
The resulting 2021 Existing conditions weekday morning, weekday evening, and Saturday midday 
peak hour vehicular traffic volumes are shown in Figures 8 through 10. 

Bicycle and Pedestrian Volumes 
Due to the lasting impacts of the COVID-19 pandemic, it is not feasible to conduct 12-hour 
pedestrian and bicycle counts at this time. However, bicycle and pedestrian volumes were observed 
during the weekday morning, weekday evening, and Saturday midday peak hours as part of the 
TMCs. The Existing conditions weekday morning, weekday evening, and Saturday midday peak hour 
bicycle traffic volumes are shown in Figures 11 through 13. The Existing conditions weekday morning, 
weekday evening, and Saturday midday peak hour pedestrian traffic volumes are shown in Figures 14 
through 16. The pedestrian and bicycle count data are included in the TMC data provided in the 
Appendix. 
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Public Transportation 
The Massachusetts Bay Transportation Authority (MBTA) currently provides ample public 
transportation services in the study area, with significant enhancements also planned and under 
construction. A summary of existing public transportation amenities in the area is provided below 
and a discussion on the planned MBTA Green Line Extension (GLX) project is included in the 
following chapter. Existing public transportation services are shown in Figure 17. 
The Development Site is currently served by eight MBTA bus routes within a half mile. While no 
routes currently provide direct service to the Development Site, there are multiple MBTA bus stops in 
close proximity. These include the nearest bus stops located west of the Development Site on 
Webster Avenue at Columbia Street (Bus Route 85) and south of the Development Site on 
Cambridge Street at Windsor Street (Bus Route 69). Furthermore, MBTA Routes 80, 86, 87, 88, 91, and 
CT2 provide nearby access to the Development Site. The nearest bus stop on Route 86 is located on 
Somerville Avenue at Prospect Street, and the nearest stop on Route 91 is located on Prospect Street 
at Webster Avenue. The closest MBTA bus stops for Routes 80, 87, and 88 are located at the McGrath 
Highway/Somerville Avenue/Medford Street interchange. Route CT2 is one of two cross-town routes 
operated by the MBTA. By design, these cross-town routes have fewer stops than a traditional bus 
route. The nearest stop to the Development Site on Route CT2 is located at the intersection of 
Cambridge Street and Webster Avenue/Columbia Street.  
Ridership for each MBTA bus route for Fall 2019, which is reflective of typical pre-pandemic 
conditions, is summarized in Table 3. Route 86 has the most ridership with 6,227 passengers on a 
typical weekday, followed by Routes 88, 87, and 69 with 3,813, 3,682, and 2,731 passengers, 
respectively, on a typical weekday.  
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Table 4 Project Area MBTA Bus Service Ridership 

Bus Route  Origin/ Destination Direction Weekday Saturday Sunday 
69 Harvard Square – Lechmere Station Inbound 1,408 700 404 

Outbound  1,323 736 432 
Total 2,731 1,436 836 

80 Arlington Center – Lechmere Station  Inbound 834 495 292 
Outbound  788 408 274 
Total 1,622 903 566 

85 Spring Hill – Kendall/MIT Station Inbound 364 n/a n/a 
Outbound  222 n/a n/a 
Total 586 n/a n/a 

86 Sullivan Square Station – Reservoir Station Inbound 3,052 1,505 1,049 
Outbound  3,175 1,617 1,101 
Total 6,227 3,122 2,150 

87 Clarendon Hill or Arlington Center – 
Lechmere Station  

Inbound 1,804 1,184 635 
Outbound  1,878 1,295 672 
Total 3,682 2,479 1,307 

88 Clarendon Hill – Lechmere Station Inbound 1,929 1,113 661 
Outbound  1,884 1,015 737 
Total 3,813 2,128 1,398 

91 Sullivan Square Station – Central Square, Cambridge Inbound 713 754 403 
Outbound  726 718 344 
Total 1,439 1,472 747 

CT2 Sullivan Square Station – Ruggles Station Inbound 1,048 n/a n/a 
Outbound  903 n/a n/a 
Total 1,951 n/a n/a 

Source: Fall 2019 MBTA Ridership data 

 
Table 5 summarizes the headways, average wait times, on-time performance, and spans of 
service of the bus routes within the vicinity of the site for Fall 2019, which is reflective of typical 
pre-pandemic conditions. The most frequent headways correspond to the routes with the most 
ridership, with Route 86 having the most frequent approximate headways of 12-16 minutes in 
the AM peak and 15-18 min in the PM peak, followed by Routes 69, 87 and 88 with approximate 
headways of 10-16 minutes in the AM peak and 20 minutes in the PM peak. 
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Table 5 Project Area MBTA Bus Service Characteristics 

Bus Route 69 80 85 86 87 88 91 CT2 
Bus Headways (min)         
Weekday AM Peak 10-15 30-40 40-50 12-16 16 16 30 20-25 
Weekday PM Peak 20 30-40 40-50 15-18 20 20 30 25-35 
Saturday Midday  22 40-45 n/a 25-30 25 25 25 n/a 
Average Wait Times (min)         
Weekday AM Peak 5-8 15-20 10-25 6-8 8 8 15 10-15 
Weekday PM Peak 10 15-20 20-28 7-9 10 10 15 10-20 
Saturday Midday 11 20-23 n/a 13-15 13 13 13 n/a 
On-Time Performance         
Weekday Peak Period 71% 48% 55% 58% 42% 51% 37% 48% 
Span of Service         
Weekday 5:25 AM – 

1:11 AM 
5:00 AM – 
1:26 AM 

5:45 AM – 
7:58 PM 

5:00 AM – 
1:15 AM 

5:06 AM – 
1:23 AM 

5:16 AM – 
1:14 AM 

5:15 AM – 
1:08 AM 

5:55 AM – 
7:44 PM 

Saturday 5:15 AM – 
1:25 AM 

5:05 AM – 
1:30 AM 

n/a 5:00 AM – 
1:03 AM 

5:15 AM – 
1:24 AM 

5:30 AM – 
1:14 AM 

5:00 AM – 
1:05 AM 

n/a 

Note: Headways represent typical, approximate headways for each period and may vary. Average wait times reflect half of the typical headways. 
Passenger use of schedules or customer technology (e.g., apps identifying the time of the next trip in real time) may affect average wait 
times. On-time performance is for the full route and is calculated for period from September 1, 2019 – December 21, 2019, and excludes 
holidays (September 2, October 14, November 11, and November 28). Weekday on-time performance is available across peak periods 
instead of for each peak period individually. Span of service reflects the time the first bus begins service to the time the last bus finishes 
service. Information is based on pre-COVID schedules (Fall 2019) and current schedule information may differ. 

 
Fall 2019 boarding and alighting data, which is reflective of typical pre-pandemic conditions, 
for the closest stops to the Site are summarized in Table 6. The busiest route near the Site is 
Bus Route 69, with approximately 100 boardings and 100 alightings in each direction on 
weekdays. 
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Table 6 Project Area MBTA Bus Service Boarding, Alighting, and Average Load Data (Fall 2019) 

   Weekday Daily AM Peak (7-9 AM) PM Peak (4-6:30 PM) Saturday Daily 
Saturday Midday Peak 

(11 AM – 2 PM) 
Stop Direction Bus Route Board Alight Avg Load Board Alight Avg Load Board Alight Avg Load Board Alight Avg Load Board Alight Avg Load 
Cambridge St @ Columbia St a, b Inbound 69 93 96 17 28 20 19 20 21 23 42 35 11 13 9 15 

CT2 89 27 17 40 7 38 11 5 9 n/a n/a n/a n/a n/a n/a 
Cambridge St @ Windsor St Outbound 69 104 91 16 28 19 19 25 24 25 36 50 11 7 4 12 
Webster Ave @ Norfolk St Inbound 85 7 2 15 5 1 42 0 0 7 n/a n/a n/a n/a n/a n/a 
Webster Ave @ Columbia St Outbound 85 1 8 9 0 0 1 0 2 30 n/a n/a n/a n/a n/a n/a 
McGrath Highway @ Medford St Inbound 80 19 26 15 3 7 42 3 3 11 12 18 13 3 3 20 

87 31 18 12 9 4 26 4 2 10 22 4 11 8 1 16 
88 32 36 15 11 5 37 5 6 11 22 29 13 7 8 19 

McGrath Highway @ Poplar St Outbound 80 20 12 14 3 0 4 4 3 38 15 9 11 3 2 8 
87 14 19 13 1 3 7 4 6 30 8 17 11 4 4 13 
88 28 36 15 2 2 6 8 11 38 27 23 13 6 4 11 

Somerville Ave @ Stone Ave Inbound 86 46 113 17 12 19 26 11 27 17 37 69 16 4 13 14 
Somerville Ave @ Prospect St Outbound 86 42 32 19 7 2 20 9 11 28 32 29 16 7 3 17 
25 Webster Ave @ Newton St Inbound 91 25 31 12 10 4 25 2 3 9 27 32 13 7 2 14 
Prospect St @ Webster Ave c Outbound 91 20 54 11 3 3 11 5 11 16 18 42 12 4 13 13 
Columbia St @ Cambridge St Outbound CT2 22 62 13 6 9 6 5 27 29 n/a n/a n/a n/a n/a n/a 
Source: Fall 2019 MBTA Ridership data 
a  Data for Bus Route 69 inbound from closest Fall 2019 stop, Cambridge St @ Windsor St  
b Data for Bus Route CT2 inbound from closest Fall 2019 stop, Webster Ave @ Cambridge St 
c  Data for Bus Route 91 outbound from closest Fall 2019 stop, Newton St @ Webster Ave 
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Finally, bus stop amenities and deficiencies are summarized in Table 7. All bus stops are 
approximately 4-10 minutes walking distance away. 
 

Table 7 Project Area MBTA Bus Stop Characteristics 

Bus 
Route Closest Stop Direction 

Distance 
to/from 

Site  
(ft) 

Avg Walking 
Time to/from 

Site1  
(min) 

Bus Stop 
Amenities 

Bus Stop 
Deficiencies 

69, CT2 Cambridge St @ 
Columbia St 

Inbound 1800 6.8 › Bench › 8-ft wide pull-out space 
› Bus pulls into bike lane 

69 Cambridge St @ 
Windsor St 

Outbound 1400 5.3 › Shelter 
› Benches 

› Bus pulls into bike lane 

85 Webster Ave @ 
Norfolk St 

Inbound 1250 4.7  › Bus pulls into bike lane 
› No shelter or bench 

Webster Ave @ 
Columbia St 

Outbound 1000 3.8  › Bus pulls into bike lane 
› No shelter or bench 

80, 
87, 
88 

McGrath Highway @ 
Medford Street 

Inbound 1850 7.0  › No shelter or bench 

McGrath Highway @ 
Poplar Street 

Outbound 2050 7.8 › Shelter  

86 Somerville Ave @ 
Stone Ave 

Inbound 2650 10.0 › Shelter  

Somerville Ave @ 
Prospect St 

Outbound 2650 10.0  › No shelter or bench 

91 25 Webster Ave @ 
Newton St 

Inbound 1850 7.0  › Bus pulls into bike lane 
› No shelter or bench 

Prospect St @  
Webster Ave 

Outbound 1500 5.7  › No shelter or bench 

CT2 Columbia St @ 
Cambridge St 

Outbound 1800 6.8  › No shelter or bench 

1 Average walking time based on walking speed of 3 mph, or 4.4 feet per second. 

Safety Review 
A detailed crash analysis was conducted to identify potential vehicle accident trends and/or roadway 
deficiencies in the traffic study area. The vehicle accident data for the traffic study area intersections 
were obtained from MassDOT for the years 2016 to 2018, the most recent available three-year 
period. The MassDOT database is comprised of crash data from the Massachusetts Registry of Motor 
Vehicles (RMV) Division primarily for use in traffic studies and safety evaluations. Data files are 
provided for an entire city or town for an entire year, though it is possible that some crash records 
may be omitted either due to individual crashes not being reported, or the city crash records not 
being provided in a compatible format for RMV use. A summary of the study intersections vehicle 
accident history based on the available RMV data is presented in Table 8 and the detailed crash data 
is provided in the Appendix.  
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Crash rates are calculated based on the number of accidents at an intersection and the volume of 
traffic traveling through that intersection on a daily basis. Rates that exceed MassDOT’s average for 
accidents at intersections in the MassDOT district in which the town or city is located could indicate 
safety or geometric issues for a particular intersection. For this study area, the calculated crash rates 
for intersections located in Somerville were compared to MassDOT’s District 4 average and the 
calculated crash rates for intersections located in Cambridge were compared to MassDOT’s District 6 
average, as Somerville is located in District 4 and Cambridge is located in District 6. In District 4, the 
average crash rate is 0.73 for signalized intersections and 0.57 for unsignalized intersections. In 
District 6, the average crash rate is 0.71 for signalized intersection and 0.52 for unsignalized 
intersections. These rates imply that, on average, 0.73 and 0.71 accidents occurred per million 
vehicles entering signalized intersections throughout Districts 4 and 6, respectively, and 0.57 and 0.52 
accidents occurred per million vehicles entering unsignalized intersections in Districts 4 and 6, 
respectively. It should be noted that the location for some accidents cannot be precisely determined 
from the database. These locations typically involve interchange intersections. Additionally, some 
accidents may have occurred but were either not reported or not included in the database, and 
therefore were not considered. 
As shown in Table 8, a review of the accident data indicates that seven of the study area intersections 
are above the district crash rate averages. Three of the intersections had crash rates greater than 
1.00: Somerville Avenue at Medford Street, Cambridge Street at Prospect Street, and Cambridge 
Street at Windsor Street. The majority of crashes throughout the study area were angle crashes or 
rear-end crashes occurring on dry pavement resulting in non-fatal injury or property damage only. 
Based on the MassDOT records, there were no fatal accidents during the three-year period studied. 
In addition, eleven of the study area intersections had crashes involving bicycles or pedestrians 
during the three-year period. As referenced below, the benefits of implemented bicycle 
improvements are not reflected by the 2016 through 2018 data but should result in significantly 
improved cycling conditions in the future. 
Several of the study area intersections have been reconstructed in recent years, which may have 
addressed some of the existing safety concerns described above. Intersections that have seen 
improvements include the intersections of Somerville Avenue at Medford Street, Somerville Avenue 
at Prospect Street, and Webster Avenue at Prospect Street/Concord Avenue; however, the 
intersection improvements at these locations have occurred since 2016 and therefore are not 
completely reflected in the data below. 
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Table 8 Vehicular Crash Data (2016 – 2018) 

 

Windsor St. at 
Windsor Place/ 
Boynton Yards 

Driveway 

South St.  
at  

Windsor St. 

South St.  
at 

 Willow St. 

South St.  
at  

Earle St. 

South St.  
at  

Hunting St. 

South St.  
at  

Harding St. 

Medford St. 
 at  

Warren St. 
Signalized? No No No No No No No 
MassDOT Average Crash Rate 0.57 0.57 0.57 0.57 0.57 0.57 0.57 
Calculated Crash Rate 0.00 0.00 0.00 0.00 0.00 0.80 0.40 
Exceeds Average? No No No No No Yes No 
Year        
2016 0 0 0 0 0 1 2 
2017 0 0 0 0 0 1 2 
2018 0 0 0 0 0 0 0 
Total 0 0 0 0 0 2 4 
Crash Type        
Single Vehicle 0 0 0 0 0 1 2 
Rear-End 0 0 0 0 0 1 0 
Angle 0 0 0 0 0 0 2 
Sideswipe, same direction 0 0 0 0 0 0 0 
Sideswipe, opposite direction 0 0 0 0 0 0 0 
Head On 0 0 0 0 0 0 0 
Unknown/Not Reported 0 0 0 0 0 0 0 
Severity        
Fatal Injury 0 0 0 0 0 0 0 
Non-Fatal Injury 0 0 0 0 0 1 1 
Property Damage Only 0 0 0 0 0 1 1 
Unknown/Not Reported 0 0 0 0 0 0 2 
Parties Involved        
Truck 0 0 0 0 0 1 0 
Bus 0 0 0 0 0 0 0 
Pedestrian 0 0 0 0 0 1 0 
Cyclist 0 0 0 0 0 0 2 
Time of Day        
Weekday, 7:00 AM - 9:00 AM 0 0 0 0 0 0 1 
Weekday, 4:00 – 6:00 PM 0 0 0 0 0 0 2 
Saturday, 11:00 AM – 2:00 PM 0 0 0 0 0 0 0 
Weekday, other time 0 0 0 0 0 2 1 
Weekend, other time 0 0 0 0 0 0 0 
Lighting        
Daylight 0 0 0 0 0 2 3 
Dawn/Dusk 0 0 0 0 0 0 1 
Dark – lighted roadway 0 0 0 0 0 0 0 
Dark – roadway not lighted 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 0 0 0 0 0 0 
Road Surface Conditions        
Dry 0 0 0 0 0 2 2 
Wet 0 0 0 0 0 0 2 
Snow 0 0 0 0 0 0 0 
Ice 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 0 0 0 0 0 0 
Weather        
Clear 0 0 0 0 0 1 2 
Cloudy 0 0 0 0 0 1 0 
Rain 0 0 0 0 0 0 2 
Snow 0 0 0 0 0 0 0 
Sleet, hail, freezing rain 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 0 0 0 0 0 0 
Source: Crash data was obtained from MassDOT Crash Portal (2016-2018). 
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Table 8 Vehicular Crash Data (2016 – 2018) (continued) 

 

Medford St.  
at  

South St. 

Medford St.  
at  

Ward St. 

Somerville 
Avenue  

at  
Medford St. 

Somerville 
Avenue  

at  
Medford St. 

Ext 

McGrath 
Highway  

(Rte 28) NB 
 at  

Medford St Ext 

Prospect St.  
at  

Somerville 
Avenue 

Prospect St.  
at  

Webster Ave/ 
Concord 
Avenue 

Signalized? No No Yes Yes Yes Yes Yes 
MassDOT Average Crash Rate 0.57 0.57 0.73 0.73 0.73 0.73 0.73 
Calculated Crash Rate 0.20 0.00 1.53 0.00 0.06 0.74 0.33 
Exceeds Average? No No Yes No No Yes No 
Year        
2016 0 0 7 0 0 9 1 
2017 1 0 6 0 1 3 3 
2018 1 0 3 0 0 2 2 
Total 2 0 16 0 1 14 6 
Crash Type        
Single Vehicle 1 0 2 0 0 2 1 
Rear-End 0 0 7 0 0 3 3 
Angle 1 0 5 0 0 4 0 
Sideswipe, same direction 0 0 1 0 0 4 0 
Sideswipe, opposite direction 0 0 1 0 0 0 2 
Head On 0 0 0 0 0 0 0 
Unknown/Not Reported 0 0 0 0 0 1 0 
Severity        
Fatal Injury 0 0 0 0 0 0 0 
Non-Fatal Injury 1 0 6 0 0 5 3 
Property Damage Only 1 0 7 0 0 7 3 
Unknown/Not Reported 0 0 3 0 1 2 0 
Parties Involved        
Truck 0 0 1 0 0 3 1 
Bus 0 0 0 0 0 0 1 
Pedestrian 0 0 0 0 0 1 0 
Cyclist 0 0 4 0 0 0 1 
Time of Day        
Weekday, 7:00 AM - 9:00 AM 0 0 0 0 0 3 2 
Weekday, 4:00 – 6:00 PM 0 0 3 0 0 1 0 
Saturday, 11:00 AM – 2:00 PM 0 0 0 0 0 1 0 
Weekday, other time 2 0 9 0 0 6 3 
Weekend, other time 0 0 4 0 1 3 1 
Lighting        
Daylight 2 0 10 0 0 13 3 
Dawn/Dusk 0 0 0 0 0 0 0 
Dark – lighted roadway 0 0 6 0 0 1 3 
Dark – roadway not lighted 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 0 0 0 1 0 0 
Road Surface Conditions        
Dry 1 0 14 0 0 13 5 
Wet 1 0 2 0 0 0 1 
Snow 0 0 0 0 0 1 0 
Ice 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 0 0 0 1 0 0 
Weather        
Clear 0 0 13 0 0 12 7 
Cloudy 1 0 1 0 0 1 0 
Rain 0 0 1 0 0 0 2 
Snow 1 0 1 0 0 1 0 
Sleet, hail, freezing rain 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 0 0 0 1 0 0 
Source: Crash data was obtained from MassDOT Crash Portal (2016-2018). 
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Table 8 Vehicular Crash Data (2016 – 2018) (continued) 

 

Webster 
Avenue at  

Tremont St./  
Columbia St. 

Prospect St.  
at  

Cambridge St. 

Cambridge St. 
at Webster 

Avenue/  
Columbia St. 

Windsor St.  
at  

Cambridge St. 

Willow St.  
at  

Cambridge St. 

Hunting St. 
 at  

Cambridge St. 

Harding St.  
at  

Cambridge St. 
Signalized? No Yes Yes No Yes Yes No 
MassDOT Average Crash Rate 0.57 0.71 0.71 0.52 0.71 0.71 0.52 
Calculated Crash Rate 0.76 1.19 0.83 1.21 0.53 0.20 0.40 
Exceeds Average? Yes Yes Yes Yes No No No 
Year        
2016 3 5 8 7 2 1 2 
2017 2 5 1 1 3 0 0 
2018 1 11 4 6 0 1 2 
Total 6 21 13 14 5 2 4 
Crash Type        
Single Vehicle 1 3 1 1 1 0 0 
Rear-End 0 3 2 2 3 2 3 
Angle 5 8 2 5 0 0 1 
Sideswipe, same direction 0 3 3 3 1 0 0 
Sideswipe, opposite direction 0 0 2 2 0 0 0 
Head On 0 0 0 1 0 0 0 
Unknown/Not Reported 0 3 3 0 0 0 0 
Severity        
Fatal Injury 0 0 0 0 0 0 0 
Non-Fatal Injury 1 5 3 3 1 0 3 
Property Damage Only 3 14 4 10 3 2 1 
Unknown/Not Reported 2 2 6 1 1 0 0 
Parties Involved        
Truck 1 1 1 2 0 0 0 
Bus 0 0 0 0 0 0 0 
Pedestrian 0 4 2 2 0 0 1 
Cyclist 1 1 1 0 1 0 2 
Time of day        
Weekday, 7:00 AM - 9:00 AM 2 0 0 0 0 0 0 
Weekday, 4:00 – 6:00 PM 1 1 1 3 0 0 0 
Saturday, 11:00 AM – 2:00 PM 0 0 0 0 0 0 0 
Weekday, other time 2 17 11 9 2 1 4 
Weekend, other time 1 3 1 2 3 1 0 
Lighting        
Daylight 4 14 8 9 1 1 1 
Dawn/Dusk 0 1 0 3 1 0 1 
Dark – lighted roadway 2 5 4 2 3 1 2 
Dark – roadway not lighted 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 1 1 0 0 0 0 
Road Surface Conditions        
Dry 3 15 7 12 3 2 3 
Wet 3 4 3 1 1 0 1 
Snow 0 0 0 0 0 0 0 
Ice 0 0 0 0 1 0 0 
Other/Unknown/Not Reported 0 2 3 1 0 0 0 
Weather        
Clear 4 13 8 11 4 2 2 
Cloudy 0 3 1 2 1 0 1 
Rain 2 3 2 1 0 0 1 
Snow 0 0 0 0 0 0 0 
Sleet, hail, freezing rain 0 0 0 0 0 0 0 
Other/Unknown/Not Reported 0 2 2 0 0 0 0 

Source: Crash data was obtained from MassDOT Crash Portal (2016-2018). 
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Highway Safety Improvement Program 
In addition to calculating the crash rate, study area intersections should also be reviewed in MassDOT’s 
Highway Safety Improvement Program (HSIP) database. The HSIP database identifies crash clusters. An 
HSIP-eligible cluster is one in which the total number of equivalent property damage only3 (EPDO) 
crashes in the area is within the top five percent of all clusters in that region. An HSIP-eligible location is 
eligible for FHWA and MassDOT funds to address the identified safety issues at these locations. 
As part of this effort, VHB reviewed this database and found that the following intersections are listed 
under the following HSIP-eligible clusters: 
› 2008-2017 HSIP Pedestrian Cluster: 

 Somerville Avenue at Prospect Street 
 Cambridge Street at Prospect Street 
 Cambridge Street at Webster Avenue / Columbia Street 

› 2008-2017 HSIP Bicycle Cluster: 
 Somerville Avenue at Prospect Street 
 Webster Avenue at Columbia Street / Tremont Street 
 Cambridge Street at Prospect Street 
 Cambridge Street at Webster Avenue / Columbia Street 
 Cambridge Street at Windsor Street 
 Cambridge Street at Willow Street 
 Cambridge Street at Hunting Street 
 Cambridge Street at Harding Street 

Four of the eight HSIP-eligible locations listed above fall within the study areas of other nearby 
development projects under MEPA review that may be undertaking Roadway Safety Audits (RSAs). 
MassDOT determined for other nearby development projects that RSAs would not be required for several 
of these locations due to the recent completion of roadway improvements as part of city/state projects. 
This was due to the improved post-construction conditions not yet being fully reflected by available crash 
data. Likewise, some of the other intersections listed recently had roadway improvements implemented 
that are not necessarily reflected by the underlying HSIP crash records.  
As part of this Project’s MEPA review, RSAs were completed in coordination with MassDOT at the 
following locations: 

 Cambridge Street at Windsor Street 
 Cambridge Street at Willow Street 
 Cambridge Street at Hunting Street 
 Cambridge Street at Harding Street 

The Proponent conducted the field portion of an RSA along the Cambridge Street corridor on 
September 17, 2020 and the final report was issued on November 6, 2020. The complete RSA report is 
provided in the Appendix. The Proponent has committed to implementing some of the safety 
enhancements identified in the RSA reports. The proposed mitigation is discussed in the Mitigation 
section of this report.  

3 Equivalent property damage only (EPDO) is a method of combining the number of crashes with the severity of the crashes based on a 
weighted scale. Crashes involving property damage only are reported at a minimal level of importance, while collisions involving personal 
injury (or fatalities) are weighted more heavily. 
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Figure 4Study Area Intersections
Lane Geometry and Traffic Control
Boynton Yards
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Note: At the time of data collection, the intersection of Cambridge Street at Hunting
Street was under signal control and was therefore treated as such under all analyses.
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Figure 82021 Existing Conditions
Weekday Morning Peak Hour Traffic Volumes
Boynton Yards
Somerville, Massachusetts
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Figure 92021 Existing Conditions
Weekday Evening Peak Hour Traffic Volumes
Boynton Yards
Somerville, Massachusetts
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Figure 102021 Existing Conditions
Saturday Midday Peak Hour Traffic Volumes
Boynton Yards
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Figure 112021 Existing Conditions
Weekday Morning Peak Hour Bicycle Volumes
Boynton Yards
Somerville, Massachusetts
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Figure 122021 Existing Conditions
Weekday Evening Peak Hour Bicycle Volumes
Boynton Yards
Somerville, Massachusetts
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Figure 132021 Existing Conditions
Saturday Midday Peak Hour Bicycle Volumes
Boynton Yards
Somerville, Massachusetts
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Figure 142021 Existing Conditions
Weekday Morning Peak Hour Pedestrian Volumes
Boynton Yards
Somerville, Massachusetts
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Figure 152021 Existing Conditions
Weekday Evening Peak Hour Pedestrian Volumes
Boynton Yards
Somerville, Massachusetts
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Figure 162021 Existing Conditions
Saturday Midday Peak Hour Pedestrian Volumes
Boynton Yards
Somerville, Massachusetts
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3 
Build Conditions 
Future conditions, with the Project in place, were evaluated as part of this study. Based on the City of 
Somerville’s TIS Guidelines, three future conditions were evaluated: 2021 Build conditions, which 
involves adding the Project-generated traffic to the 2021 Existing volumes on the existing roadway 
network, 2021 Build with Mitigation conditions, which involves adding the Project-generated traffic 
to the 2021 Existing volumes on the future roadway network, and 2028 Build conditions, which 
involves adding Site-specific traffic generated by other definitively-known development projects to 
2021 Build conditions on the future roadway network. Each of these conditions is described in more 
detail in this chapter.  

2021 Build Conditions 
The 2021 Build conditions add the Project-generated traffic to the 2021 Existing volumes on the 
existing roadway network. These conditions are described further below. 

Trip Generation 
The rate at which a development generates traffic is dependent upon several factors such as size, 
location, and concentration of surrounding developments. As previously discussed, the Project 
consists of commercial, retail, residential, and arts/creative enterprises uses. Trip generation 
estimates for the proposed uses were projected using data published by ITE for the various uses 
proposed. The trip generation analyses are presented below. 
The trip generation methodology was documented in the Project’s Traffic Impact Study Scoping 
Memorandum4 submitted on July 20, 2021. Additionally, the final trip generation methodology and 
estimates were presented in the Project’s Mobility Management Plan (MMP)5 submitted on July 13, 2021 
and revised on August 5, 20216. 

4  Traffic Impact Study Scope, Boynton Yards – Master Plan Update, Somerville, Massachusetts, VHB, July 20, 2021. 
5  Mobility Management Plan, Boynton Yards Master Plan, Somerville, Massachusetts, VHB, July 2021. 
6  Mobility Management Plan, Boynton Yards Master Plan, Somerville, Massachusetts, VHB, July 2021, Revised August 5, 2021. 
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Existing Site-generated Traffic  
Per the Somerville TIS Guidelines, existing trips may be subtracted from new trips to generate a net 
new vehicle trip total with Mobility Division approval. Credit was taken for existing uses while taking 
into consideration the level of occupancy of these uses at the time of the respective 2017 and 2021 
counts.  
Therefore, credit for existing trips associated with the approximately 15,134 SF office building and 
two warehouse Gentle Giant buildings with a combined 31,441 SF were taken in the analysis at 
locations where 2017 count data was utilized. As the trips associated with the 2,937 SF multi-family 
housing development, the recently demolished 11,659 SF “Jam Spot” recording studio, and the 
surface parking lots are expected to be negligible, no credit was taken for the existing nominal traffic 
generated by these existing uses. It should be noted that the approximately 79,584 SF Taza building 
currently exists and is fully operational on Site today and is expected to remain as such under future 
conditions, with or without the Project in place. Therefore, trips associated with the Taza building are 
accounted for in the existing collected traffic data (from both September 2017 and May 2021).  
Table 9 summarizes the Project-related trips for the existing uses on Development Site for which 
credit was taken because they will be or already have been demolished to make way for the 
redevelopment.

Table 9 Existing Site Trip Generation – Buildings to be Demolished 

 Office a Warehousing b 
Total Adjusted  
Vehicle Trips 

Weekday Daily    
Enter 60 34 94 
Exit 60 34 94 
Total 120 68 188 
Weekday Morning    
Enter 25 16 41 
Exit 4 5 9 
Total 29 21 50 
Weekday Evening    
Enter 2 7 9 
Exit 11 16 27 
Total 13 23 36 
Saturday Daily    
Enter 12 1 13 
Exit 12 1 13 
Total 24 2 26 
Saturday Midday    
Enter 3 1 4 
Exit 3 1 4 
Total 6 2 8 

a Based on ITE LUC 710 (General Office Building), for 15,134 SF. Assumed 70% vehicular mode split based on Union 
Square Neighborhood Plan. 

b Based on ITE LUC 150 (Warehousing), for 31,441 SF. Assumed 70% vehicular mode split based on Union Square 
Neighborhood Plan. 
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Taza Building-generated Trips 

As stated before, the approximately 79,584 SF Taza building is fully operational and is expected to 
remain so under future conditions. Table 10 summarizes the estimated Taza building trips based on 
ITE data, as existing trips are difficult to count based on the Site location. 

Table 10 Existing Site Trip Generation – Taza Building 

  R&D a Retail b Retail Pass-by c 

Total  
Site-generated 
Vehicle Trips d 

Weekday Morning     
Enter 33 37 9 70 
Exit 5 20 9 25 
Total 38 57 18 95 
Weekday Evening     
Enter 7 8 4 15 
Exit 37 10 4 47 
Total 44 18 8 62 
Saturday Midday     
Enter 4 10 3 14 
Exit 4 10 3 14 
Total 8 20 6 28 
a Based on ITE LUC 760 (Research and Development Center), for 75,082 SF. Assumed 50% vehicular mode split. New 

vehicle trips with internal capture credits applied. Current commercial space assumed to have similar characteristics 
to LUC 760. 

b Based on ITE LUC 820 (Shopping Center), for 4,500 SF. Assumed 50% vehicular mode split. New vehicle trips with 
internal capture and pass-by credits applied. 

c 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday 
peak hour 

d Sum of columns a and b 

As shown in Table 10, the Taza building is estimated to generate 95, 62, and 28 new vehicle trips 
during the weekday morning, weekday evening, and Saturday midday peak hours respectively. Credit 
for internal capture, mode-share, and pass-by trips was taken as discussed in the following sections. 
Traffic associated with the Taza building was already included in existing study area roadway and 
intersection counts as the building is fully operational.  

101 South Street-generated Trips 

As mentioned previously, an initial component of the Project – approximately 257,500 SF of the 
proposed commercial space and 12,500 SF of the proposed retail/restaurant space – is already under 
construction at 101 South Street.  
The retail/restaurant use is expected to consist of small, service-oriented businesses. While exact 
tenants have not yet been secured, these are not expected to be large destination retail uses. Instead, 
potential uses will include small eating establishments, coffee shops, or galleries. While these do not 
fit the description of a transitional ITE “Shopping Center,” retail traffic was estimated using this land 
use code, which results in an overly conservative analysis. 
The new vehicle trips generated for this portion of the Project are presented in Table 11. 
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Table 11 101 South Street-generated Peak Hour Vehicle Trips by Use 

Time Period R&D a Office b Retail c 
Retail  

Pass-by d 

Net 
Site-generated 
Vehicle Trips e 

Weekday Morning      
Enter 53 62 36 9 151 
Exit 8 8 18 9 34 
Total 61 70 54 18 185 
Weekday Evening      
Enter 11 11 16 10 38 
Exit 61 60 20 10 141 
Total 72 71 36 20 179 
Saturday Midday      
Enter 8 18 22 7 48 
Exit 7 13 21 7 41 
Total 15 31 43 14 89 

a Based on ITE LUC 760 (Research and Development Center), for 128,750 SF. Assumed 50% vehicular mode split. New 
vehicle trips with internal capture credits applied. 

b Based on ITE LUC 710 (General Office Building), for 128,750 SF. Assumed 50% vehicular mode split. New vehicle trips 
with internal capture credits applied. 

c Based on ITE LUC 820 (Shopping Center), for 12,500 SF. Assumed 50% vehicular mode split. New vehicle trips with 
internal capture and pass-by credits applied. 

d 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday 
peak hour  

e Sum of columns a, b, c 

As shown in Table 11, 101 South Street is expected to generate 185, 179, and 89 new vehicle trips during 
the weekday morning, weekday evening, and Saturday midday peak hours, respectively. Credit for internal 
capture, mode-share, and pass-by trips was taken as discussed in the following sections. 
Traffic associated with 101 South Street was assigned to the existing study area roadways and 
intersections based on trip distribution patterns developed, as discussed in the Trip Distribution 
section of this report.  

Unadjusted ITE Vehicle Trips 
As previously discussed, the Project consists of approximately 440 residential units, 1,347,582 SF of 
commercial space (to be evenly split between research & development and office space), and 
approximately 59,000 SF of retail/restaurant space. Trip generation estimates for the Project are 
based on standard Institute of Transportation Engineers’ (ITE) data7. Specifically, trip generation 
estimates for the proposed uses were projected using trip generation rates for LUC 222 (High-Rise 
Residential), LUC 760 (Research & Development Center), LUC 710 (General Office Building), and LUC 
820 (Shopping Center). The proposed trip generation methodology is consistent with the 
methodology that was used for other nearby development projects which were approved by the City 
of Somerville Mobility Division. 

7  Trip Generation Manual – 10th Edition; Institute of Transportation Engineers (Washington, D.C.); 2017. 
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It should be noted that the proposed Site retail uses are expected to be small, service-oriented 
businesses. While exact tenants have not yet been identified, these tenants are not expected to be 
significant destination-retail uses. Instead, the potential uses are intended to complement the 
proposed R&D/lab/office space on Site. While these potential uses do not fit the description of a 
traditional “Shopping Center”, retail traffic was estimated using this land use code to provide a 
conservative analysis. 
The unadjusted vehicle trip estimates are presented in Table 12.  

Table 12 Project Trip Generation – Total Unadjusted Vehicle Trips by Land Use 

Time Period Residential a R&D b Office c Retail d 

Total 
Unadjusted 

Vehicle Trips 
Weekday Daily     

 

Enter 973 3,549 3,376 2,100 9,998 
Exit 973 3,549 3,376 2,100 9,998 
Total 1,946 7,098 6,752 4,200 19,996 

Trips per unit or 1,000 sf e 4.42 10.53 10.02 71.19  

Weekday Morning      
Enter 33 462 567 112 1,174 
Exit 103 95 92 69 359 
Total 136 557 659 181 1,533 

Trips per unit or 1,000 sf e 0.31 0.83 0.98 3.07  

Weekday Evening      
Enter 96 114 112 177 499 
Exit 62 599 586 191 1,438 
Total 158 713 698 368 1,937 

Trips per unit or 1,000 sf e 0.36 1.06 1.04 6.24  

Saturday Daily      
Enter 990 477 745 3,213 5,425 
Exit 990 477 745 3,213 5,425 
Total 1,980 954 1,490 6,426 10,850 

Trips per unit or 1,000 sf e 4.50 1.42 2.21 108.92  

Saturday Midday      
Enter 88 81 193 212 574 
Exit 72 81 164 196 513 
Total 160 162 357 408 1,087 

Trips per unit or 1,000 sf e 0.36 0.24 0.53 6.92  
Note: Trip generation includes estimates for Building 1 (101 South) and Building 6 (Taza Building). 
a Based on ITE LUC 222 (High-Rise Residential) for 440 units, using the regression equation for all time periods. 
b Based on ITE LUC 760 (Research & Development Center) for 673,791 sf, using regression equations (peak of generator) for weekday 

time periods and Saturday daily. Average rate used for Saturday midday peak. 
c Based on ITE LUC 710 (General Office Building) for 673,791 sf, using regression equations (peak of adjacent street) for weekday time 

periods. Average rates used for Saturday time periods. 
d Based on ITE LUC 820 (Shopping Center) for 59,000 sf, using the regression equation for all time periods. 
e Residential based on trips per unit. Trips per 1,000 sf based on total SF of each land use. 
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Person Trips 
The unadjusted vehicle trips estimated using the ITE data were subsequently converted into person 
trips by applying average vehicle occupancy rates (VOR) based on national data8 for each use. The 
national average vehicle occupancy rates applied were 1.18 persons/vehicle for residential and 
R&D/office trips and 1.82 persons/vehicle for retail trips. The national rates are applied when 
converting to person trips to be consistent with ITE data, which is also based on national data. 

Internal Capture Trips 
As described in the ITE Trip Generation Handbook,9 “because of the complementary nature of these 
land uses, some trips are made among the on-site uses. This capture of trips internal to the site has 
the net effect of reducing vehicle trip generation between the overall development site and the 
external street system (compared to the total number of trips generated by comparable land uses 
developed individually on stand-alone sites) an internal capture rate can generally be defined as the 
percentage of total person trips generated by a site that are made entirely within the site. The trip 
origin, destination, and travel path are all within the site.” 
Because the proposed redevelopment is a mixed-use project, the trip generation characteristics of 
the Project Site will be different from a single-use project. Some of the traffic to be generated by the 
proposed redevelopment will be contained on the Project Site as “internal” or “shared vehicle” trips. 
For example, employees may patronize the retail space. While these shared trips represent new traffic 
to the individual uses, they would not show up as new vehicle trips on the surrounding roadway 
network.  

Net Person Trips 
Based on the methodology outlined in the ITE Trip Generation Handbook10, internal capture rates 
were applied to the gross person trips. The resulting peak-hour person trip estimates for the Project 
are presented in Table 13. 

8  Summary of Travel Trends – National Household Travel Survey; USDOT Federal Highway Administration (Washington, DC); 2017.  
9 Trip Generation Handbook, 3rd Edition, Institute of Transportation Engineers, Washington, D.C., 2017. 
10 Trip Generation Handbook, 3rd Edition; Institute of Transportation Engineers (Washington, D.C.); 2017. 
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Table 13 Project Trip Generation – Net Person Trips by Land Use 

Time Period Residential R&D Office Retail 

Net  
Person 
Trips 

Weekday Daily 
  

   

Enter 735 4,129 3,928 3,325 12,117 
Exit 804 4,092 3,893 3,328 12,117 
Total 1,539 8,221 7,821 6,653 24,234 
Weekday Morning      
Enter 38 527 648 141 1,354 
Exit 119 81 78 88 366 
Total 157 608 726 229 1,720 
Weekday Evening      
Enter 56 130 127 265 578 
Exit 39 691 676 289 1,695 
Total 95 821 803 554 2,273 
Saturday Daily      
Enter 754 495 772 5,170 7,191 
Exit 724 460 719 5,288 7,191 
Total 1,478 955 1,491 10,458 14,382 
Saturday Midday      
Enter 52 93 221 323 689 
Exit 50 84 171 302 607 
Total 102 177 392 625 1,296 

Note: Person trip generation estimate with internal capture credits applied. Trip generation includes estimates for Building 1 
(101 South) and Building 6 (Taza Building). 

Pass-by Trips 
While the ITE rates provide estimates for all the traffic associated with each land use, not all of the 
traffic generated by the Project will be new to the area roadways. For example, a portion of the 
vehicle-trips generated by the retail land use will likely be drawn from the traffic volume roadways 
adjacent to the Development Site. For example, someone traveling on South Street may choose to 
deviate from their original travel path to visit the Development Site’s retail before continuing to their 
destination. With the presence of nearby one-way streets, it is expected that most pass-by traffic will 
consist of westbound South Street travel that stops at the Development Site before continuing on to 
the west. As there will be on-street parking provided along the northerly side of South Street, most 
of this impulse traffic should be oriented to the Building 3 retail/restaurant uses. 
For this evaluation, ITE pass-by rates for LUC 820 (Shopping Center) were utilized for the retail trip 
generation and applied to existing trips on South Street. Specifically, 34- and 26-percent of the 
Development Site’s retail trip generation was assumed to be drawn from the surrounding roadway 
network during the weekday evening and Saturday midday peak hours, respectively. A 25-percent 
pass-by rate was assumed for all other time periods studied.  
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Existing Mode Share 
The mode shares used for this trip generation evaluation were evaluated in two main steps. This was 
done to reflect the current transportation environment surrounding the Development Site, while also 
acknowledging the significant changes that are expected to occur in this area.  
Based on US Census Data (2012-2016) for the overall City, the existing vehicle mode share is 
71 percent with relatively low transit, walk, and bike shares (15-, 13-, and 1-percent, respectively). 
These figures generally are consistent with existing conditions data for the Union Square area as 
presented in the Union Square Neighborhood Plan (USNP)11 and the Central Planning Transportation 
Staff (CTPS) report. However, due to the Development Site’s close proximity to ample public 
transportation options and with the proposed MBTA GLX Project, the expected vehicle mode share is 
expected to be much lower in the future. As discussed later in this document, the anticipated future 
mode share data presented in the USNP and the CTPS report was used for reference. The USNP 
suggested that a vehicle mode share of 40 percent and higher walk and bike shares (23- and 15-
percent, respectively) could be expected following the completion of the MBTA GLX project. For the 
initial trip generation evaluation, mode splits were conservatively estimated based on the existing 
conditions, as reflected by the USNP data for Union Square. Later in this document, these initial 
projections are compared to those based on the expected future mode splits. The resulting mode 
shares for each use based on existing conditions are presented in Table 14. 

Table 14 Existing Mode Share 

Use Vehicle Transit Bike Walk Other a 
Office/Lab 70% 14% 3% 8% 5% 
Retail 70% 14% 3% 8% 5% 
Residential 46% 25% 10% 15% 4% 
Source: Peak hour/peak direction mode share estimates based on the Union Square Neighborhood Plan. 
a Other includes work-from-home and other modes not listed in the table. 
The mode shares discussed above were applied to the net-new person trips shown in Table 13 to 
generate the adjusted Project trips by mode. To reflect the number of vehicle trips generated by the 
Project, the adjusted person trips are converted back to vehicle trips by applying the local average 
vehicle occupancy rates. These rates are slightly different than the national AVO data discussed 
earlier in this section. Based on 2012-2016 U.S. Census Data,12 a local AVO of 1.21 for residential trips 
and 1.16 for office and research and development use was determined. As local AVO data are not 
available for retail, the same 1.82 national AVO was determined for retail trips based on the USDOT 
data, as noted earlier. 

Project-generated Trips  

The mode share and local average vehicle occupancy were applied to the person trips to estimate 
proposed trips by mode, and then the pass-by adjustments noted previously were applied to the 
vehicle trips generated by the retail portion of the Project. Following these calculations, trip 
generation associated with the existing Development Site uses were deducted, which resulted in the 
net new trips from the Project. Tables 15 summarizes the proposed trips by mode. 

11  Union Square Neighborhood Plan, City of Somerville, Somerville, Massachusetts, 2017.  
12  US Census Data (2012-2016); City of Somerville. 
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Table 15 Project-generated Peak Hour Trips by Mode (Existing Mode Shares) 

 Vehicle a Transit Bike Walk Other b 
Weekday Morning      
Enter 777 195 62 93 67 
Exit 175 64 23 35 17 
Total 952 259 85 128 84 
Weekday Evening      
Enter 278  87 28 43 27 
Exit 951 242 77 115 85 
Total 1,229 329 105 158 112 
Saturday Midday       
Enter 331 102 33 50 34 
Exit 289 91 30 44 30 
Total 622 193 63 94 64 
Note Trip generation includes estimates for Building 1 (101 South) and Building 6 (Taza Building). 
a Total adjusted vehicle trips with internal capture credits applied. 
b Other includes work-from-home and other modes not listed in the table. 

 
As shown in Table 15, the Project, prior to the construction of the MBTA GLX project and 
implementation of this Project’s MMP measures, would be expected to generate between 622 and 
1,229 total vehicle trips during the peak hours studied, including trips generated by the existing Site 
uses. The breakdown of these trips by use is provided in Table 16 and Table 17 summarizes the total 
net new trips to be generated by the Project.  

Table 16 Project-generated Peak Hour Vehicle Trips by Use (Existing Mode Shares) 

  Residential R&D Office Retail 
Total  

Vehicle Trips a 
Retail  

Pass-by b 
Total New 

Vehicle Trips c 
Weekday Morning       
Enter  14   318   391   54  777  11   766  
Exit  45   49   47   34   175  11   164  
Total  59   367   438   88   952   22   930  
Weekday Evening       
Enter  21   78   77   102   278   36   242  
Exit  15   417   408   111  951   36   915  
Total  36   495   485   213  1,229  72   1,157  
Saturday Midday       
Enter  20   56   133   124  331  31   302  
Exit  19   51   103   116  289   31   258  
Total  39   107   236   240   622   62   560  
Note: Adjusted vehicle trips with internal capture credits applied. Trip generation includes estimates for Building 1 (101 South) and Building 6 

(Taza Building). 
a Total adjusted vehicle trips with internal capture credits applied. 
b 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday peak hour  
c Total adjusted vehicle trips with internal capture and pass-by credits applied. 
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Table 17 Project-generated Net New Peak Hour Vehicle Trips (Existing Mode Shares) 

  
Total New 

Vehicle Trips a 

Existing Office 
and Warehouse 

Trips b 
Total Net New 
Vehicle Trips c 

Taza Building 
Vehicle Trips d 

Net New Vehicle 
Trips Added to 

Roadway 
Network e 

Weekday Morning      
Enter  766  -41 725 -70  655 
Exit  164  -9 155 -25  130 
Total  930  -50 880 -95  785  
Weekday Evening      
Enter  242  -9 233 -15  218 
Exit  915  -27 888 -47  841  
Total  1,157  -36 1,121 -62  1,059  
Saturday Midday      
Enter  302  -4 298 -14  284 
Exit  258  -4 254 -14  240 
Total  560  -8 552 -28  524  
a Total adjusted vehicle trips with internal capture and pass-by credits applied, from Table 16. 
b Sum of existing office and warehouse land uses. Existing mode share applied, from Table 9. 
c Total net new vehicle trips minus existing trips. Reflects total new trips generated by the project (including trips associated with 

Building 1 (101 South) and Building 6 (Taza Building)). 
d Taza building adjusted trips, from Table 10. Since the Taza building currently exists, trips associated with it are included in the 

existing traffic data. 
e Total net new vehicle trips that will be added to the roadway network. 

As shown in Table 17, based on the existing local mode splits, the Project is expected to add 785, 
1,059, and 524 additional vehicle trips to the roadway network during the weekday morning, 
weekday evening, and Saturday midday peak hours respectively. The expected distribution of the net 
new trips on the surrounding roadway system is discussed later in this document. 

Future Project Mode Share 
Through the implementation of this MMP, and the completion of the MBTA GLX project, it is the 
hope and expectation of the Proponent that the percentage of trips made by automobile can be 
reduced to under 50 percent. The future mode shares were determined following a review of thirteen 
transportation studies within the vicinity of the Development Site for development projects, 
municipal/state projects, and planning efforts. One of the main comparisons was with Kendall Square 
area properties in Cambridge. Ongoing monitoring studies of those sites show that automobile travel 
has decreased from 47.8 percent of total traffic in 2014 to 43.8 percent of total site-generated traffic 
in 2018. While this part of Somerville has not yet developed the transportation environment of 
Kendall Square, it is clearly heading in that direction through the City’s efforts. Based on this 
research, and subsequent consultation with the City of Somerville, the mode share estimates 
presented in Table 18 were determined to be appropriate for this study.  
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Table 18 Future Mode Share 

Use Vehicle Transit Bike Walk Other a 
Office/Lab 50% 31% 6% 9% 4% 
Retail 50% 31% 6% 9% 4% 
Residential 50% 31% 6% 9% 4% 

Source: Peak hour/peak direction mode share estimates based on various transportation studies and planning efforts, 
including but not limited to the Kendall Square area properties existing mode share. 

a Other includes work-from-home and other modes not listed in the table. 

The mode shares presented in Table 18 work towards achieving the SomerVision 2040 goal of having 
75 percent of all new trips made by non-automobile traffic, with a benchmark goal of 62.5 percent by 
2030. While the Project is not expected initially to reach those goals within this study’s horizon, the 
50 percent automobile usage should be achievable through the Project’s approximate overall 
development 0.75 space/1,000 SF parking ratio, the MBTA GLX project, proposed pedestrian and bicycle 
improvements, and the Project’s Mobility Management Plan (MMP). The automobile split is roughly 
15 percent higher than that observed at Kendall Square (43.8% x 1.15 = 50.4%), which is reasonable given 
that the Kendall Square area currently is more established in limiting automobile traffic.  
If annual monitoring and reporting identifies a shortfall in meeting this goal, additional mobility 
management programs and services will be implemented. The nature and details of the additional 
reasonable efforts to be undertaken by the Proponent, if required, will be determined through 
consultation with the City Director, Mobility Division. The measures could involve amplifying existing 
programs or introducing new measures. 

Project-generated Trips  

The mode shares discussed above were applied to the net-new person trips previously presented in 
Table 11 to generate the adjusted Project trips by mode. As with the prior estimates based on existing 
mode splits, the adjusted person trips were converted back to vehicle trips by applying the local 
average vehicle occupancy rates. The portion of retail traffic made up of pass-by trips also was 
estimated following the same procedure discussed earlier in this report. Table 19 presents the Project-
generated peak hour trips by mode using the anticipated future mode splits summarized above. 

Table 19 Project-generated Peak Hour Trips by Mode (Future Mode Shares) 

 Vehicle a Transit Bike Walk Other b 
Weekday Morning      
Enter 561 420 81 122 55 
Exit 142 113 22 33 15 
Total 703 533 103 155 70 
Weekday Evening      
Enter 207 178 34 52 23 
Exit 684 525 102 152 69 
Total 891 703 136 204 92 
Saturday Midday      
Enter 245 213 41 62 28 
Exit 214 189 37 55 24 
Total 459 402 78 117 52 

a Total development vehicle trips (not including pass-by trips associated with the retail portion). 
b Other includes work-from-home and other modes not listed in the table. 
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As shown in Table 19, the Project, following the construction of the MBTA GLX project and the 
implementation of this Project’s MMP measures, would be expected to generate between 459 and 
891 total vehicle trips during the peak hours studied, including trips generated by the existing uses. 
The breakdown of these trips by use is provided in Table 20 and Table 21 summarizes the total net 
new trips to be generated by the Project.  

Table 20 Project-generated Peak Hour Vehicle Trips by Use (Future Mode Shares) 

  Residential R&D Office Retail 
Total Vehicle 

Trips a 
Retail 

Pass-By b 
Total New 

Vehicle Trips c 
Weekday Morning       
Enter  16   227   279   39  561  8  553 
Exit  49   35   34   24  142  8  134 
Total  65   262   313   63  703  16  687 
Weekday Evening       
Enter  23   56   55   73  207  26  181 
Exit  16   298   291   79  684  26  658 
Total  39   354   346   152  891  52  839 
Saturday Midday       
Enter  21   40   95   89 245  22  223 
Exit  21   36   74   83  214  22  192 
Total  42   76   169   172  459  44  415 
Note: Adjusted vehicle trips with internal capture credits applied. Trip generation includes estimates for Building 1 (101 South) and Building 6 

(Taza Building). 
a Total adjusted vehicle trips with internal capture credits applied. 
b 25% pass-by credit for weekday morning peak hour, 34% for weekday evening peak hour, 26% for Saturday midday peak hour  
c Total adjusted vehicle trips with internal capture and pass-by credits applied. 

As shown in Table 21, based on the future mode splits, the Project is expected to add 542, 741, and 
379 additional vehicle trips to the roadway network during the weekday morning, weekday evening, 
and Saturday midday peak hours respectively. The expected distribution of the net new trips on the 
surrounding roadway system is discussed later in this document. 
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Table 21 Project-generated Net New Peak Hour Vehicle Trips (Future Mode Shares) 

  
Total New 

Vehicle Trips a 

Existing Office 
and Warehouse 

Trips b 
Total Net New 
Vehicle Trips c 

Taza Building 
Vehicle Trips d 

Net New Vehicle 
Trips Added to 

Roadway Network e 
Weekday Morning      
Enter 553 -41 512 -70  442  
Exit 134 -9 125 -25  100 
Total 687 -50 637 -95  542  
Weekday Evening      
Enter 181 -9 172 -15  157 
Exit 658 -27 631 -47  584  
Total 839 -36 803 -62  741  
Saturday Midday      
Enter 223 -4 219 -14  205  
Exit 192 -4 188 -14  174 
Total 415 -8 407 -28  379 
a Total adjusted vehicle trips with internal capture and pass-by credits applied, from Table 20. 
b Sum of existing office and warehouse land uses. Existing mode share applied, from Table 9. 
c Total net new vehicle trips minus existing trips. Reflects total new trips generated by the project (including trips associated with 

Building 1 (101 South) and Building 6 (Taza Building)). 
d Taza building adjusted trips, from Table 10. Since the Taza building currently exits, trips associated with it are included in the existing traffic data. 
e Total net new vehicle trips that will be added to the roadway network. 

Table 22 compares the expected net new vehicle trip generation for the Project added to the 
roadway network based on the anticipated future mode splits to that which theoretically would occur 
if the current mode splits were not improved through the MBTA GLX project’s construction and the 
TDM program for the Project. 

Table 22 Trip Generation Comparison – Anticipated Vs. Existing Mode Splits 

 Project Trip Generation Reduction in Vehicle Trips 

  
With Existing  
Mode Splits a 

With Targeted  
Mode Splits a Vehicle Trips Percent Decrease 

Weekday Morning      
Enter  655  442   213   
Exit  130  100  30   
Total  785   542   243  31%  
Weekday Evening     
Enter  218  157  61   
Exit  841   584   257   
Total  1,059   741  318  30%  
Saturday Midday      
Enter  284  205   79   
Exit  240  174  66   
Total  524   379  145  28%  
a Existing conditions mode share and Project mode share based on Tables 17 and 21, respectively. 
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As shown in Table 22, it is expected that the Project’s vehicle trip generation can be reduced by 
between 28 and 31 percent through the implementation of the MMP, the Project’s proximity to 
public transit, and the availability of bicycle/pedestrian accommodations. While most of this 
reduction is likely associated with the opening of Union Square station, details regarding the 
proposed TDM measures are provided later in this document.  

Trip Distribution 
Trips made to and from the Project during the peak hours are expected to be predominantly home-to-
work and work-to-home trips in the morning and evening peak hours, respectively. Accordingly, the trip 
distribution for the R&D/lab/office portion of the proposed development has been derived based on 
Journey-to-Work data for the City of Somerville with the (2012-2016) U.S. Census data. The trip 
distribution is consistent with the trip distribution in the previously submitted MMP. The trip distribution 
for the retail portion of the proposed development is assumed to follow similar trip distribution patterns 
as the R&D/lab/office space. Larger-scale retail uses frequently will have unique trip distribution patterns 
that are dependent on their customer base and, therefore, may be different than those for an 
R&D/lab/office use. However, in this instance the retail uses are smaller, generally non-destination uses as 
compared to a standard shopping center. Accordingly, the retail distribution should closely mimic that of 
the R&D/lab/office uses. Table 23 and Figure 18 present the trip distribution. 

Table 23 Vehicle Trip Distribution Summary 

Travel Route 
Direction  
(to/from) Residential Trips 

Office/R&D/Retail 
Trips 

McGrath Highway North 18% 44% 
Gore Street East 10% 7% 
Cambridge Street East 20% 14% 

West 16% 6% 
Somerville Avenue West 10% 21% 
Columbia Street South 11% 3% 
Prospect Street South 15% 5% 
Total  100% 100% 
Source:  Journey-to-Work data for the City of Somerville (2010 U.S. Census Data). 

2021 Build Traffic Volumes 
The 2021 Build conditions vehicle traffic volumes were developed by adding the Site-generated 
traffic volumes as shown in Table 21 to the 2021 Existing peak hour vehicle traffic volumes, based on 
the trip distribution patterns shown in Table 23. Figures for the Site-generated vehicle traffic volumes 
are included in the Appendix. Figures 19 through 21 show the 2021 Build conditions vehicle traffic 
volume networks for the weekday morning, weekday evening, and Saturday midday peak hours, 
respectively. 
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2021 Build with Mitigation Conditions 
While the 2021 Build analysis shows the impacts to the Project on the existing roadway network, the 
2021 Build with Mitigation analysis will reflect the impacts of the Project with the Project’s mitigation 
in place, including the one-way reversal of South Street. The one-way reversal of South Street, and its 
impacts on traffic volumes and trip distribution, are discussed in subsequent sections. 

South Street One-Way Reversal 
As part of this Project, the portion of South Street to the east of Harding Street will be converted 
from its current one-way westbound configuration to one-way eastbound with bicycle facilities 
incorporated. This primarily will be done through modified pavements marking and signage without 
any notable roadway reconstruction being required.  
Currently, South Street consists of approximately 5 to 6-foot sidewalks on both sides of the roadway 
with approximately 20-feet of roadway accommodating a westbound travel lane and on-street 
parallel parking lane. As part of the reversal, the existing sidewalks and curbing will remain in place 
and an eastbound travel lane and bi-directional bicycle facilities will be incorporated. Appropriate 
transitions for bicyclists to the facilities on Medford Street and on South Street, west of Harding 
Street, will be included as part of the design. It is assumed the City will discontinue the existing on-
street parking. The final design of South Street will be coordinated with the City. 
To reflect this future change in travel patterns, the trip distribution was modified for vehicles 
immediately entering and exiting the Site. The regional trip distribution is not expected to be 
impacted by this reversal and is therefore consistent with what was previously presented in Table 23.  

2021 Build with Mitigation Traffic Volumes 
The 2021 Build with Mitigation conditions vehicle traffic volumes were developed by adding the 
Site-generated traffic volumes as shown in Table 21 to the 2021 Existing peak hour vehicle traffic 
volumes, based on the new intersection-level trip distribution to reflect the one-way reversal of 
South Street. Figures for the Site-generated vehicle traffic volumes are included in the Appendix. 
Figures 22 through 24 show the 2021 Build with Mitigation conditions vehicle traffic volume 
networks for the weekday morning, weekday evening, and Saturday midday peak hours, respectively. 

2028 Build with Mitigation Conditions 
The 2021 Build with Mitigation analysis discussed above is useful in that it allows for the impacts 
associated solely with the Project to be isolated and identified. However, it also is important that 
future conditions with other planned development and infrastructure projects within the study 
horizon be considered to determine how the surrounding infrastructure will function with the 
addition of the Project. Accordingly, 2028 Build conditions were evaluated by adding Site-specific 
traffic generated by other definitively known development projects to the 2021 Build with Mitigation 
vehicle traffic volumes on the future roadway network. These conditions are described further below. 
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Background Traffic Growth 
Traffic growth on area roadways is a function of the expected land development, economic activity, 
and changes in demographics. Several methods can be used to estimate this growth.  
A procedure frequently employed is to estimate an annual percentage increase and apply that 
increase to study area traffic volumes. An alternative procedure is to identify estimated traffic 
generated by planned new major developments that would be expected to impact the project study 
area roadways.  
Based on direction by the City of Somerville Mobility Division, no background traffic growth rate was 
applied and only traffic associated with other planned and/or approved developments within the 
design year horizon is accounted for in this analysis.  
Based on research by VHB, there are fourteen planned development projects within the vicinity of the 
study area that were considered as part of the background development.  

Future Background Projects 
Projects listed below include approved developments that are currently under design or being 
constructed. Trips associated with these developments will be included in the analysis for all study 
area locations, independent of that intersection’s data collection period. 
› Union Square Revitalization Project: The proposed project being developed by US2 is a large 

mixed-use development in Union Square in Somerville, consisting of a total of 1,159,000 sf of 
office, 984 residential units, 143,000 sf of retail and a 175-room hotel. Projected traffic volumes 
expected to be generated by Phases 1 and 2 of this project will be obtained from the published 
traffic study submitted as part of the permitting process for the project.  

› Columbia Court: The development proposed a mixed-use development, located at 305 Webster 
Avenue in Cambridge, consisting of 35 residential units and 1,780 sf of retail. Project traffic 
volumes expected to be generated by this project will be estimated using ITE trip generation 
manual and distributed based on existing travel patterns. 

› Courthouse Redevelopment: The development, located at 40 Thorndike Street in Cambridge, proposes 
a mixed-use building that will be comprised of 24 residential units, 15,000 sf of retail, and 460,000 sf of 
R&D/office. Projected traffic volumes expected to be generated by this project will be obtained from the 
published traffic study submitted as part of the permitting process for the project. 

› Gateway Innovation Center: The development, located at 200 McGrath Highway, proposes a 
transit-oriented mixed-use development. The full build-out consists of 1,554,000 sf comprised of 
office, lab/life science space, a 330-room hotel and ground floor supporting retail. Projected 
traffic volumes expected to be generated by this project will be obtained from the preliminary 
traffic study prepared to support the permitting process for the project. 

› 15 McGrath Highway: The development, located at 15 McGrath Highway in Somerville, proposes 
145,200 SF of laboratory (lab) and research and development (R&D) space and 96,800 SF of office 
space. Projected traffic volumes expected to be generated by this project will be obtained from 
the preliminary traffic study prepared to support the permitting process for the project. 

› Cambridge Crossing: The proposed project is a large mixed-use, transit-oriented development in 
East Cambridge, consisting of a total of approximately 2.1 million sf of commercial space, 
2.4 million sf of residential space, 100,000 sf of retail, and 11 acres of public space. Some project 
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components have already been constructed. Projected traffic volumes expected to be generated 
by this project will be obtained from the published traffic study submitted as part of the 
permitting process for the project.  

› Ascend Dispensary: The development is located at 200 McGrath Highway (Route 28) in 
Cambridge, in the existing 5,100 sf building currently occupied by Lechmere Rug. The 
development proposes re-allocating the 5,100 sf of retail space to be used as a Marijuana 
Dispensary. Projected traffic volumes expected to be generated by this project will be obtained 
from the published traffic study submitted as part of the permitting process for the project.  

› 1 McGrath Highway: The proposed project is a 135-room extended stay hotel located at 
1 McGrath Highway, within both Somerville and Cambridge. The development consists of a total 
of approximately 62,400 sf with 135 rooms. Since this project does not yet have a published 
transportation impact study, the projected traffic volumes expected to be generated by this 
project will be estimated using the ITE Trip Generation Manual (10th edition) for LUC 310 (hotel) 
with a vehicle mode share of 62 percent; this vehicle mode share reflects what was used for this 
Project’s TIS analysis.  

› CambridgeSide 2.0: The redevelopment of CambridgeSide Galleria in Cambridge proposes the 
redevelopment of the former anchor store buildings and the existing Upper Garage into 
residential and commercial uses. This will add approximately 575,000 sf to the existing 
1.09 million sf, resulting in a 1.665 million sf mixed-use development. Projected traffic volumes 
expected to be generated by this project will be obtained from the published traffic study 
submitted as part of the permitting process for the project. 

› Brickbottom Development: The proposed project is located at 28 Chestnut Street and 28 
Fitchburg Street in Somerville. The proposed development consists of approximately 192,700 sf of 
research & development (R&D)/lab/office space and 6,500 sf of accessory retail space. Projected 
traffic volumes expected to be generated by this project will be obtained from the published 
traffic study submitted as part of the permitting process for the project. 

› Boynton Gateway: The proposed development, located at the corner of Columbia Street and 
Webster Avenue in Somerville, consists of approximately 201,600 sf of office space, 136,400 sf of 
lab space, and 1,000 sf of accessory retail space. Projected traffic volumes expected to be 
generated by this project will be obtained from the Environmental Notification Form, prepared as 
part of the permitting process for the project. 

Past Background Projects 
Projects listed below include constructed developments that have been completed and are now in 
operation but were not in operation at the time of the September 2017 data collection period. Trips 
associated with these developments will be added to the analysis for study area locations utilizing 
September 2017 data. These developments were constructed and occupied at the time of the May 
2021 data collection and therefore trips associated with these developments are reflected in that 
data. 
› King Open/Cambridge Street School: The development, located at 850 Cambridge Street in 

Cambridge, proposes reconstructing the existing school with expanded library, a reconstructed pool, 
more space for academic and human services, and a new space for Cambridge Public School 
Administration offices. Projected traffic volumes expected to be generated by this project will be 
obtained from the published traffic study submitted as part of the permitting process for the project.  
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› 399 Binney Street: The development, located at 399 Binney Street in Cambridge, proposes 
replacing two small office buildings with a 134,700 sf office/lab building with 1,900 sf of first-floor 
retail space. Projected traffic volumes expected to be generated by this project will be obtained 
from the published traffic study submitted as part of the permitting process for the project.  

› 70 Prospect Street: The development, located at 70 Prospect Street in Somerville, proposes 
replacing an existing building with a 14-unit residential building with 1,300 sf of first floor retail. 
Projected traffic volumes expected to be generated by this project will be obtained from the 
published traffic study submitted as part of the permitting process for the project.  

Roadway and Public Transportation Improvements 
In assessing future traffic conditions for the Project, proposed roadway and public transportation 
improvements within the study area were considered. Based on research by VHB and discussions 
with the City of Somerville, the following projects, which may affect travel patterns in the future, were 
identified. The transit services in the study area will significantly change in future conditions due to 
the MBTA Green Line Extension (GLX) and other on-going planning studies/projects. Anticipated 
future transit services are shown graphically in Figure 25. 

Somerville Avenue Utility and Streetscape Improvements 
The Somerville Avenue Utility and Streetscape Improvements project includes utility upgrades and 
streetscape improvements along Somerville Avenue between Union Square (Bow Street/Washington 
Street) and Medford Street/McGrath Highway being completed by the City of Somerville. The project 
is being completed in stages and requires lane closures and traffic detours during the construction 
period. Construction began in April 2018 and is expected to be substantially complete from Union 
Square to approximately Mansfield Street by Fall 2021.  
The utility improvements will address legacy stormwater flooding issues by providing a new box 
culvert, which will increase capacity, and green stormwater infrastructure to collect runoff. The 
streetscape improvements will include enhanced pedestrian, transit rider, bicyclist, and traffic 
facilities. In general, a 6.5-foot wide separated, sidewalk-level bike lane will be provided along each 
side of the street. The streetscape improvements along Somerville Avenue transition to match the 
current streetscape and cross section at the approach to Medford Street. In addition, no signal timing 
or phasing changes are proposed at the intersection of Somerville Avenue and Medford Street as 
part of the project.  

Route 28 (McGrath Highway) Resurfacing and Restriping 
MassDOT is resurfacing and restriping McGrath Highway from Third Street in Cambridge to 
Broadway in Somerville (Project #608482). The project includes the adding buffered bike lanes, which 
reduces the capacity of the roadway by one travel lane in some areas. In the study area, McGrath 
Highway NB south of Medford Street Extension will be reduced from three to two lanes. The project 
is being funded through the 2021 Transportation Improvement Program (TIP) and construction is 
expected to begin in 2021. 

McGrath Boulevard 
Previously referred to as the Grounding McGrath project, MassDOT’s McGrath Boulevard project 
(#607981) proposes the full reconstruction of McGrath Highway (Route 28) within the study area. 
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This work will include the conversion of the McCarthy Overpass into a new multi-modal boulevard 
which would not only continue to serve commuter traffic but also provide an east-west connection 
between the Somerville neighborhoods of Union Square, Inner Belt and Brickbottom. The project’s 
limits generally extend from Broadway in Somerville to the north to Land Boulevard in Cambridge to 
the south. MassDOT completed a corridor study13 in December 2013 which included alternative 
identification, analysis, and recommendations. To date, conceptual plans have been prepared and 
initial analysis has been conducted by MassDOT. While the 25-percent level design work for this 
project has not yet commenced, that is expected to occur shortly. 
Based on publicly available information from MassDOT, construction funding for the $88+ million 
McGrath Boulevard project is expected to be in place for 2026. While McGrath Boulevard 
construction should be starting at that time, it will take multiple years to complete construction of 
that corridor project given the extent of work proposed. Therefore, the 2028 Build conditions analysis 
does not include the McGrath Boulevard project.  

Medford Street Bike Lanes 
The City of Somerville recently implemented protected bike lanes with flex posts on Medford Street 
from just south of Somerville Avenue to Warren Street in conjunction with repaving of the roadway 
in this area. In addition, crosswalks were implemented at key intersections. 

Inman Square Intersection Improvements Project 
The intersection of Cambridge Street at Hampshire Street (known as Beacon Street in Somerville) in 
Cambridge is currently being reconstructed. Work began in 2019 but was delayed due to the 
COVID-19 pandemic. During the pandemic, Cambridge Street between Prospect Street and 
Hampshire Street was made one-way westbound for vehicles to make room for outdoor dining. 
However, the roadway reconstruction is being recommenced in 2021 with final paving scheduled for 
2022. Intersection improvements include improved and more conventional intersection geometry, 
separated bike lanes with protected crossings, improved pedestrian accommodations, and a peak 
hour eastbound dedicated bus lane. In addition, left-turn movements from Hampshire Street will be 
permitted again. 

Washington Street Bus and Bike Improvements 
As part of the MBTA’s Rapid Response Bus Lanes Program, the City of Somerville is conducting a 
pilot project with low-cost pavement markings to improve bus and bike mobility on Washington 
Street between Beacon Street and Union Square. The changes include bus priority lanes at busy 
intersections, protected bike lanes, and narrower general travel lanes. 
In addition, as part of the MassDOT Shared Streets and Spaces Grant Program, bus and bike mobility 
has been improved at the intersection of Washington Street at McGrath Highway. A westbound 
dedicated bus lane was recently installed on Washington Street between Tufts Street and McGrath 
Highway. In addition, a dedicated bike lane was recently installed in the eastbound direction.   

13  McGrath Boulevard: Determining the Future of the Route 28 Corridor (Dec 2013). 
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MBTA Green Line Extension 
In early 2017, the Federal Transit Administration granted final approvals for the 4.3-mile extension of 
the MBTA’s Green Line light rail from its current terminus at Lechmere Station in Cambridge into 
Somerville and Medford. Following the GLX project, approximately 85-percent of Somerville’s 
population will be within reasonable walking distance of train service14. 
The extension will have two branches; a 0.9-mile southerly branch that will terminate near 
Somerville’s Union Square, and a 3.4-mile northerly branch that will parallel the Lowell Line of the 
commuter rail through Somerville and will terminate at College Avenue in Medford. The GLX is 
expected to be completed in May 2022 and will include seven new stations (including a rebuilt 
Lechmere Station). It should be noted that a portion of the GLX project, the one-stop branch to 
Union Square in Somerville, is expected to open in December of 2021. Headways for the trains 
servicing the new station are scheduled to be six- and five-minutes during the respective weekday 
morning and evening peak periods, and under ten minutes for all other time periods while the Green 
Line is in operation. 
The Project Site is situated south of the new East Somerville Station which will be accessed via 
Washington Street, just under one-half mile walking distance from the Project Site.  

Bus Network Redesign 
The MBTA is in the planning stages of the Bus Network Redesign, a project intended to use rider 
feedback to guide recommendations for changes that address route design, frequency of service, 
hours of service, and coverage area. The plan is designed to prioritize transit-critical communities 
while responding to the changing needs of the region. 
The project has been in the planning stages, compiling information from riders and stakeholders, 
since Spring of 2021, with implementation expected to happen 2022-2026. It is expected that the 
rollout of new bus routes will begin as early as Summer 2022. 

MBTA Silver Line Extension Alternatives Analysis 
The MBTA and MassDOT announced the launch of the MBTA Silver Line Extension Alternatives 
Analysis study in January 2021. The study will assess the feasibility, utility, and cost of various 
alignment and service frequency options for extending Silver Line service to Everett, Somerville, 
Cambridge, and Boston. The focus of this study, which is expected to be completed in Spring 2022, 
was identified as a key objective in MBTA’s Focus40 plan. 

Union Square Neighborhood Development Plan 
In May 2017, the City of Somerville published the Union Square Neighborhood Plan (USNP). This 
plan outlined the City’s long-standing goals for an improved transportation network in this area. The 
Development Site is located adjacent to two of the most notable parts of this plan. The realignment 
of South Street from Earle Street heading westerly to Windsor Street has been a longstanding goal of 
the City. The relocation of this roadway by the City could help advance a new direct connection 
between South Street, Columbia Street, and Webster Avenue. As discussed in the Site Access section 

14  Somerville: Open Space & Recreation Plan (2016 – 2023) 
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of this report, the Project will be compatible both with the existing roadway alignment, as well as 
with the desired future reconfiguration.  
Additionally, a recommendation from USNP was to reverse the travel direction of South Street. As 
part of the Project (and discussed in detail previously), the existing one-way westbound flow of the 
easterly segment of South Street, between Harding Street and Medford Street, will be reversed to 
allow for one-way eastbound traffic with two-way bicycle accommodation. The reversal of South 
Street was included as a condition of approval under the previously approved master plan15.  
It should be noted that the above referenced roadways are public roadways under City jurisdiction 
any changes will need to be directed by the City. However, the Proponent is committed to continuing 
to develop the Development Site consistent with this vision. 
The timeframe for the City of Somerville’s implementation of the USNP changes is uncertain. As 
discussed in the Site Access section of this report, the Project is being designed so as not to preclude 
any of these changes from occurring. Furthermore, to provide for a conservative analysis, the 2021 
Build conditions analysis has been conducted assuming that the existing roadway network would 
remain unchanged. The only exception to this involves the required conversion of Ward Street to 
allow for two-way traffic for its entire length, including the westerly one-way portion that presently 
exists. Likewise, the portion of Harding Street to the north of South Street also would be converted 
to allow for two-way traffic. This methodology is being used only so that the maximum potential 
impacts on the study area roadways would be evaluated as part of this study. The Proponent 
continues to fully support the vision presented in the USNP.  

2028 Build Traffic Volumes 
The 2028 Build traffic volumes consist of the anticipated trips to be generated by the planned and/or 
approved development projects described above added to 2021 Build with Mitigation traffic 
volumes. The 2028 Build roadway network reflects the planned roadway improvements described 
above that are anticipated to occur within the study horizon. Figures 26 through 28 show the 2028 
Build conditions vehicle traffic volume networks for the weekday morning, weekday evening, and 
Saturday midday peak hours, respectively. 

Proposed Multimodal Accommodations 
The proposed Site conditions, including Site access and multimodal roadway improvements, are 
described further below. Figure 29 shows the proposed Site plan, while Figures 30 and 31 show the 
final bicycle and pedestrian networks. 

Proposed Multimodal Roadway Improvements 
Thoroughfare 1 
With the construction of the Project, a new street, initially to be referred to as Thoroughfare 1, will be 
constructed from the intersection of Windsor Place and Windsor Street extending 725 feet to the 
east, where it will turn southward to connect at the intersection of Ward Street and Harding Street. 

15  Boynton Yards TIAS (VHB, August 2020) 
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Thoroughfare 1 serves as the Development Site’s primary pedestrian spine, and this critical east/west 
connection is designed to deemphasize vehicular travel and to instead prioritize pedestrians and 
bicyclists. The entire length of Thoroughfare will be designed with a flush curb. Four dedicated paver 
crossing areas will be employed as traffic-calming measures while also offering a “festival street” 
condition to support special community events. Thoroughfare 1 will feature expanded sidewalks on 
both sides of the road, shared lane pavement markings for bicyclists (“sharrows”), and will provide 
street trees, planting areas and new lighting that will enhance the pedestrian experience. 
Thoroughfare 1 will provide loading and service access, as well as access to below-grade parking for 
Buildings 4 and 5.  

Harding Street 
Harding Street, the Project’s eastern-most perimeter street, abuts a mix of light industrial and 
residential uses. Harding Street is an existing public way; however, the Project proposes 
improvements to this thoroughfare, and it is therefore included within the Development Site 
Boundary for the purposes of this Master Plan. During Phase 3 of the Project, the intersection at 
Ward Street will be reconstructed, and Harding Street will be extended north to connect to 
Thoroughfare 1. Public realm improvements, including a new street parking lane and expanded 
sidewalks will also be made on the Project side of the street to activate the frontage zone for 
Buildings 3A and 3B. 

Earle Street 
Earle Street is an existing public way; however, the Project proposes improvements to this roadway, 
and it is therefore included within the Development Site Boundary for the purposes of this Master 
Plan. Earle Street serves as the Development Site’s service corridor/alley, providing parking garage 
and loading access to Building 1 and Buildings 3A and 3B. This street is intended to consolidate all 
primary service access, allowing Thoroughfare 1, Windsor Street, and Harding Street to remain 
focused on accommodating pedestrian and bicycle traffic. Despite being a service corridor/alley, 
Earle Street will provide continuous pedestrian sidewalks and buffer planting zones on both sides of 
the street adjacent to Buildings 1, 3A, and 3B. 

Windsor Street 
Windsor Street, the Project’s western-most perimeter street, abuts the Taza Chocolate Factory 
commercial building. The public realm on the south side of the street will be widened to include an 
active frontage zone and northbound sidewalk-level cycle track along Building 2 with a landscaped 
area at the intersection with Thoroughfare 1. Streetscape improvements will be completed along the 
west side of the street associated with Building 6 (Taza). The landscaped area at the intersection of 
Thoroughfare 1 is envisioned as the primary Project gateway given its proximity to Union Square and 
the pedestrian circulation from the planned MBTA Green Line station to the Development Site. 
Loading and access for Building 2 will initially be from South Street and/or Windsor Street, but would 
be shifted to a dedicated alley if South Street is potentially realigned. 

South Street 
As mentioned, South Street presently has sidewalks provided on both sides of the roadway 
throughout the study area, and this will continue under future conditions with new and improved 
sidewalks along the segment of this roadway adjacent to the Development Site. Specifically, a 



Transportation Impact Study 

 

 71 Build Conditions 

minimum of 12 feet will be provided between the South Street northerly curb line and the face of the 
new buildings. This will provide ample space for sidewalks, landscaping, and street furniture. A 
sidewalk-level cycle track will be constructed on the north side of the street. Some portions of this 
sidewalk space will straddle the Development Site property line. However, the 10 feet of space to be 
provided for sidewalks and associated amenities along the south side of the roadway will be 
provided entirely within the South Street right-of-way.   

Civic Spaces 
The Proponent is committed to developing the Development Site with as much publicly accessible 
Civic and open space as is feasible outside the building footprints. The Project proposes three 
distinct Civic spaces that are consistent with the typologies and design guidelines provided in 
Article 13 of the Zoning Ordinance and, in aggregate pursuant to Section 8, will satisfy the 20 percent 
Civic space requirement in the BY Sub-Area.  

Civic Space 1 

At the heart of the Development Site on Lot C1, the Project proposes an approximately 22,360 SF 
signature Civic space that is most consistent with the Neighborhood Park typology. Civic Space 1 will 
be defined by a central, passive open lawn space surrounded by a permeable edge of plantings and 
seating. Civic Space 1 is envisioned as a flexible event space that can accommodate a wide range of 
pop-up activities, such as small performances, public art, farmers markets, or informal lawn games. 
Civic Space 1 is fronted by Thoroughfare 1, which is proposed to have a mid-block raised pedestrian 
crossing table that could be closed to vehicular traffic and would expand the useable area of Civic 
Space 1 for special events. The Proponent will continue to explore and consider additional design 
features that could further activate this space, such as an open-air amphitheater, arbor, or water 
feature. Civic Space 1 will be designed to allow for expansion of this Civic space should the City 
relocate South Street. Civic Space 1 will be constructed during Phase 2. 

Civic Space 2 

In the northeast corner of the Development Site to the east of Building 4 on Lot C2, the Project 
proposes an approximately 16,904 SF Civic space that is most consistent with the Neighborhood Park 
typology. The Project envisions that Civic Space 2 will include community garden plots, nature-based 
play elements, and a family picnic area. The Proponent hopes to explore an opportunity to partner 
with the South Street Farm, mentioned previously, to potentially relocate and expand the existing 
South Street Farm from its current location just outside of the Development Site boundary at the 
corner of South Street and Windsor Street to this location on the Development Site. 

Civic Space 3 

In the northwest corner of the Development Site to the west of Building 4 on Lot C3, the Project 
proposes an approximately 7,142 SF Civic space most consistent with the Pocket Park typology. Civic 
Space 3 could support activities such as a community dog park, adult fitness programs, and 
recreation and game courts. Civic Space 3 opens to the Thoroughfare 1 streetscape to the south and 
has a strong connection with Civic Space 1.  
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Additional Open and Landscaped Area 

There are several opportunities for smaller scale open and landscaped areas throughout the 
Development Site. Currently, one new landscaped area is envisioned at the intersections of 
Thoroughfare 1 and Windsor Street, which will serve as a gateway into the neighborhood from the 
east. Two landscaped areas are envisioned to the south of Buildings 1 and 3 along South Street, and 
at the intersection of South Street and Harding Street, which will serve as a gateway into the 
neighborhood from the south and west. These landscaped areas are all intended to be publicly 
accessible open spaces.  
Additionally, the Project will significantly increase and diversify the Development Site’s urban tree 
canopy by proposing continuous street tree plantings along all the thoroughfares and by creating 
clustered shade tree plantings within the Civic spaces and private landscape areas. The Project Team 
is committed to working with the Public Space and Urban Forestry Division (PSUFD) to advance the 
landscape plan going forward to address the BYUDF (described in Section 1.12.4) goal of increasing 
tree canopy cover in the BY Sub-Area to at least 15 percent following ten years of growth after full 
build-out. 

Proposed Bicycle Parking 
A total of 888 indoor secured and 203 outdoor short-term bicycle parking spaces are expected to be 
constructed when the Project is complete. Chapter 6 and Table 31 provides additional detail on the 
bicycle parking proposed to be provided in each building.  

Bike Sharing Service 
Bluebikes began operating in July 2011 and currently provides over 3,000 bikes at 300+ bike-sharing 
stations. In addition to the Project’s on-site bicycle parking, bike-share stations may be provided in 
conjunction with the Project. While it is possible that additional new bike-share stations may be 
provided near the new Union Square station or near the US2 Project, the Proponent intends to 
pursue the installation of two 19-dock bike-share stations at the Development Site, as specified in 
the approval letter for the overall MMP as part of the August 2020 Master Plan. The closest Bluebikes 
bike-share stations are located over one-quarter mile to the north near the planned Union Square 
station, one-quarter mile to the south at the Cambridge Street/Columbia Street intersection, and 950 
feet to the south at Cambridge Street’s intersection with Berkshire Street. Therefore, the Proponent 
will work with Bluebikes to have the two new bike-share stations located next to the Development 
Site. The two 19-dock stations will be constructed during Phases 2 and 3, respectively. 
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4 
Vehicular Operations Analysis 
The purpose of this analysis is to measure existing traffic volumes and to project future traffic 
volumes that quantify traffic flow within the study area. To assess quality flow, roadway capacity 
analyses were conducted with respect to 2021 Existing, 2021 Build, 2021 Build with Mitigation, and 
2028 Build traffic volume conditions. Capacity analyses provide an indication of how well the 
roadway facilities serve the traffic demands placed upon them. Roadway operating conditions are 
classified by calculated levels of service. 
It should be noted that the operations analysis does not reflect shifts in mode shares from vehicle to 
non-vehicular trips that are likely with the significant number and scale of multimodal improvement 
projects and, therefore, should be considered conservative. Transit-focused improvement projects, 
such as the MBTA Green Line Extension (GLX) project, MBTA’s Bus Network Redesign, and the MBTA 
Silver Line Extension Alternatives Analysis, will provide significant improvements to transit access and 
availability in the area and are anticipated to result in a shift of some vehicle trips to transit trips. In 
addition, multiple pedestrian and bicycle improvement projects are also either currently under 
construction or planned in the near-term, which will improve connectivity to the future improved 
transit services, residential, and commercial uses. 

Level-of-Service Criteria 
The evaluation criteria used to analyze area intersections in this traffic study are based on the 
percentile delay method for signalized intersections and the Highway Capacity Manual (HCM), 6th 
Edition16 for unsignalized intersections. The term ‘Level of Service’ (LOS) is used to denote the 
different operating conditions that occur on a given roadway segment under various traffic volume 
loads. It is a qualitative measure that considers a number of factors including roadway geometry, 
speed, travel delay and freedom to maneuver. LOS provides an index to the operational qualities of a 
roadway segment or an intersection. LOS designations range from A to F, with LOS A representing 
the best operating conditions and LOS F representing the worst operating conditions. 
In addition to LOS, two other measures of effectiveness (MOEs) are typically used to quantify the 
traffic operations at intersections; volume-to-capacity ratio (v/c) and delay (expressed in seconds per 
vehicle). For example, an existing v/c ratio of 0.90 for an intersection indicates that the intersection is 

16 Highway Capacity Manual, 6th Edition, Transportation Research Board, Washington, D.C., 2016. 
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operating at 90-percent of its available capacity. A delay of 15 seconds for a particular vehicular 
movement or approach indicates that vehicles on the movement or approach will experience an 
average additional travel time of 15 seconds. For a given LOS letter designation there may be a wide 
range of values for both v/c ratios and delay. Comparison of intersection capacity results therefore 
requires that, in addition to the LOS, the other MOEs should also be considered. 
The LOS designations, which are based on delay, are reported differently for signalized and 
unsignalized intersections. For signalized intersections, the analysis considers the operation of all 
traffic entering the intersection and the LOS designation is for overall conditions at the intersection. 
For unsignalized intersections, however, the analysis assumes that traffic on the mainline is not 
affected by traffic on the side streets. Thus, the LOS designation is for the critical movement exiting 
the side street, which is generally the left turn out of the side street or site driveway. Table 24 shows 
the LOS criteria for both signalized intersections and unsignalized intersections. 
It should be noted that the analytical methodologies typically used for the analysis of unsignalized 
intersections use conservative analysis parameters, such as long critical gaps. Actual field 
observations indicate that drivers on minor streets generally accept shorter gaps in traffic than those 
used in the analysis procedures and therefore experience less delay than reported by the analysis 
software. The analysis methodologies also do not fully take into account the beneficial grouping 
effects caused by nearby signalized intersections. The net effect of these analysis procedures is the 
over-estimation of calculated delays at unsignalized intersections in the study area. Cautious 
judgment should therefore be exercised when interpreting the capacity analysis results at 
unsignalized intersections. 

Table 24 Level-of-Service Criteria 

Level of Service Delay – Signalized Intersection Delay – Unsignalized Intersection 
A 0 to 10 seconds 0 to 10 seconds 
B 10 to 20 seconds 10 to 15 seconds 
C 20 to 35 seconds 15 to 25 seconds 
D 35 to 55 seconds 25 to 35 seconds 
E 55 to 80 seconds 35 to 50 seconds 
F Greater than 80 seconds Greater than 50 seconds 

Source: Highway Capacity Manual, 6th Edition. 

Signalized Intersection Capacity Analysis 
Capacity analyses conducted by VHB for the signalized intersections are summarized in Table 25. The 
capacity analyses were conducted for the 2021 Existing, 2021 Build, 2021 Build with Mitigation, and 
2028 Build conditions and the detailed results are included in the Appendix. 
As shown in Table 25, the overall LOS at the signalized study area intersections is expected to remain 
the same between 2021 Existing and 2021 Build conditions during both peak hours at the majority of 
study area intersections. Somerville Avenue at Medford Street is the greatest exception to this, 
showing a degradation from LOS B to LOC C during all peak periods. It should be noted that LOS C is 
considered to be an acceptable level of service. The relatively minor increases in delay and 
acceptable level of services demonstrate that the Project’s trips have little impact on the study area 
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intersections. The 2021 Build with Mitigation condition is not anticipated to affect any of the 
signalized study area intersections. 
However, operations in the study area decline in 2028 Build conditions due to the addition of traffic 
from planned and/or approved development projects. Under the 2028 Build conditions, the following 
intersections see an increase in overall delay to >120 seconds and/or a degradation to LOS F: 

 Somerville Avenue at Somerville Avenue Extension and Medford Street Extension (PM only) 
 Somerville Avenue at Prospect Street (AM & PM) 
 Webster Avenue at Prospect Street/ Concord Avenue (AM & PM) 
 Cambridge Street at Prospect Street (PM only) 

It should be noted that the planned and/or approved development projects included in the 2028 
Build conditions analysis will each have their own mitigation programs to address impacts associated 
with their respective trips. At this time, since many of these projects are in the early planning stages, 
the full mitigation programs have yet to be defined and therefore, improvements that may be made 
are not reflected in this capacity analysis. Additionally, the McGrath Boulevard project, which is 
planned for just outside this Project’s analysis horizon, will include a new multi-modal boulevard 
which would not only continue to serve commuter traffic but also provide an east-west connection 
between the Somerville neighborhoods of Union Square, Inner Belt and Brickbottom.  
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Table 25 Signalized Intersection Capacity Analysis 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

v/c a Del b LOS c 50 Q d 95 Q e v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q 
Somerville Avenue at Medford Street                     
Weekday Morning                     
EB T 0.41 35 D 36 107 0.45 40 D 42 108 0.45 40 D 42 108 1.06 120 F ~227 #466 
EB R 0.18 16 B 22 73 0.20 18 B 28 73 0.20 18 B 28 73 0.22 19 B 44 89 
NB L 0.12 29 C 13 49 0.13 31 C 15 48 0.13 31 C 15 48 0.21 36 D 30 70 
SB L 0.15 3 A 0 22 0.14 3 A 0 22 0.14 3 A 0 22 0.61 19 B 158 325 
SB T/R 0.69 20 B 142 284 0.74 21 C 197 377 0.74 21 C 197 377 0.80 28 C 312 #534 
Overall  20 B    21 C    21 C    40 D   
Weekday Evening                     
EB T 0.43 30 C 38 109 0.50 36 D 49 119 0.50 36 D 49 119 0.89 73 E 171 #394 
EB R 0.09 9 A 9 36 0.09 10 A 11 41 0.09 10 A 11 41 0.12 14 B 22 57 
NB L 0.17 22 C 19 64 0.13 22 C 20 68 0.13 22 C 20 68 0.41 34 C 81 162 
SB L 0.25 6 A 1 42 0.25 6 A 1 42 0.25 6 A 1 42 0.45 13 B 64 153 
SB T/R 0.55 21 C 70 156 0.63 24 C 102 185 0.63 24 C 102 185 0.52 24 C 133 211 
Overall  19 B    22 C    22 C    32 C   
Saturday Midday                     
EB T 0.54 31 C 55 150 0.57 35 D 63 171 0.57 35 D 63 171 0.75 48 D 143 #337 
EB R 0.11 10 A 12 43 0.12 12 B 14 51 0.12 12 B 14 51 0.14 14 B 25 67 
NB L 0.17 25 C 17 61 0.17 27 C 19 64 0.17 27 C 19 64 0.26 32 C 39 94 
SB L 0.26 6 A 4 47 0.26 7 A 7 53 0.26 7 A 7 53 0.50 14 B 74 168 
SB T/R 0.55 20 C 71 161 0.60 21 C 101 215 0.60 21 C 101 215 0.59 24 C 146 228 
Overall  20 B    21 C    21 C    26 C   
Somerville Avenue /  
Somerville Avenue Extension at  
Medford Street Extension 

                    

Weekday Morning                     
EB L/T 0.18 2 A 6 10 0.18 2 A 7 12 0.18 2 A 7 12 0.67 8 A 53 m106 
NB T/R 0.45 30 C 50 109 0.50 33 C 61 124 0.50 33 C 61 124 0.69 44 D 108 166 
Overall  18 B    20 B      20 B     18 B    
Weekday Evening                     
EB L/T 0.25 2 A 11 13 0.29 3 A 16 14 0.29 3 A 16 14 0.55 61 E 27 m101 
NB T/R 0.59 25 C 76 160 0.69 28 C 134 #321 0.69 28 C 134 #321 >1.20 >120 F ~479 #704 
Overall  17 B    21 C      21 C     >120 F    
Saturday Midday                     
EB L/T 0.31 2 A 11 13 0.32 2 A 12 14 0.32 2 A 12 14 0.55 6 A 18 86 
NB T/R 0.51 26 C 58 118 0.55 29 C 71 158 0.55 29 C 71 158 0.73 38 D 133 225 
Overall  15 B    16 B      16 B     20 C    
a Volume to capacity ratio. c Level-of-service. e 95th percentile queue, in feet # 95th percentile volume exceeds capacity, queue may be longer 
b Average total delay, in seconds per vehicle. d 50th percentile queue, in feet. ~ Volume exceeds capacity, queue is theoretically infinite. m Volume for 95th percentile queue is metered by upstream signal. 
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Table 25 Signalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

v/c a Del b LOS c 50 Q d 95 Q e v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q 
Medford Street Extension at  
Route 28 Northbound /  
Route 28 Northbound Off-ramp 

                    

Weekday Morning                     
NB L 0.16 0 A 1 0 0.18 0 A 0 0 0.18 0 A 0 0 0.29 1 A 0 0 
NWB T 0.12 13 B 19 44 0.11 12 B 22 47 0.11 12 B 22 47 0.30 17 B 89 138 
Overall  6 A    5 A    5 A    11 B   

Weekday Evening                     
NB L 0.30 1 A 0 0 0.41 4 A 2 31 0.41 4 A 2 29 0.72 59 E 160 m80 
NWB T 0.54 20 B 80 153 0.57 23 C 104 164 0.57 23 C 104 164 0.75 28 C 238 321 
Overall  12 B    14 B    13 B    43 D   

Saturday Midday                     
NB L 0.24 0 A 0 1 0.27 1 A 0 0 0.27 1 A 0 0 0.37 4 A 3 48 
NWB T 0.36 18 B 49 102 0.32 18 B 53 106 0.32 18 B 53 106 0.48 21 C 123 172 
Overall  10 A    9 A    9 A    14 B   

Somerville Avenue at Prospect Street                     
Weekday Morning                     

EB L 0.41 44 D 105 174 0.41 44 D 107 175 0.41 44 D 107 175 0.55 49 D 136 215 
EB T/R 0.40 44 D 98 165 0.40 44 D 99 165 0.40 44 D 99 165 1.07 115 F ~313 #503 
WB L 0.09 43 D 17 44 0.09 43 D 18 46 0.09 43 D 18 46 0.15 44 D 29 63 
WB T/R 0.50 52 D 106 175 0.52 53 D 112 184 0.52 53 D 112 184 0.60 55 E 130 207 
NB L 0.30 25 C 30 m52 0.32 29 C 34 m64 0.32 29 C 34 m64 1.11 >120 F ~58 m#124 
NB T/R 0.76 37 D 296 383 0.78 42 D 309 430 0.78 42 D 309 430 1.18 >120 F ~624 m#790 
SB T 0.66 48 D 212 312 0.68 49 D 220 324 0.68 49 D 220 324 >1.20 >120 F ~711 #942 
SB R 0.43 25 C 100 156 0.45 26 C 104 161 0.45 26 C 104 161 0.49 27 C 110 169 
Overall  40 D    42 D    42 D    >120 F   

Weekday Evening                     
EB L 0.35 44 D 84 144 0.37 44 D 87 149 0.37 44 D 87 149 0.44 46 D 104 171 
EB T/R 0.50 48 D 116 190 0.52 49 D 121 196 0.52 49 D 121 196 0.88 74 E 213 #370 
WB L 0.10 46 D 18 46 0.11 46 D 18 47 0.11 46 D 18 47 0.32 50 D 58 109 
WB T/R 0.73 66 E 143 #245 0.77 69 E 152 #265 0.77 69 E 152 #265 >1.20 >120 F ~322 #507 
NB L 0.32 20 C 48 m76 0.34 21 C 52 m76 0.34 21 C 52 m76 0.95 46 D 109 m103 
NB T/R 0.76 32 C 365 471 0.79 34 C 394 m493 0.79 34 C 394 m493 >1.20 >120 F ~959 m#808 
SB T 0.39 36 D 125 195 0.41 36 D 132 205 0.41 36 D 132 205 0.74 47 D 278 398 
SB R 0.52 24 C 130 195 0.55 25 C 138 207 0.55 25 C 138 207 0.60 27 C 154 228 
Overall  37 D    38 D    38 D    119  F    

Saturday Midday                     
EB L 0.31 41 D 132 203 0.32 41 D 138 211 0.32 41 D 138 211 0.38 43 D 159 236 
EB T/R 0.36 42 D 142 218 0.37 43 D 149 227 0.37 43 D 149 227 0.59 50 D 242 347 
WB L 0.15 60 E 34 72 0.15 60 E 34 72 0.15 60 E 34 72 0.25 62 E 60 109 
WB T/R 0.84 93 F 212 #353 0.84 93 F 212 #353 0.84 93 F 212 #353 0.97 114 F 250 #431 
NB L 0.33 45 D 68 115 0.32 45 D 68 114 0.32 45 D 68 114 0.61 62 E 93 149 
NB T/R 0.73 57 E 333 452 0.73 56 E 329 447 0.73 56 E 329 447 0.95 80 E 497 #723 
SB T 0.47 54 D 172 248 0.46 54 D 170 245 0.46 54 D 170 245 0.73 64 E 302 413 
SB R 0.26 20 B 85 129 0.26 19 B 84 128 0.26 19 B 84 128 0.29 20 C 93 139 
Overall  53 D    53 D    53 D    66  E    
a Volume to capacity ratio. c Level-of-service. e 95th percentile queue, in feet # 95th percentile volume exceeds capacity, queue may be longer 
b Average total delay, in seconds per vehicle. d 50th percentile queue, in feet. ~ Volume exceeds capacity, queue is theoretically infinite. m Volume for 95th percentile queue is metered by upstream signal. 
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Table 25 Signalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

v/c a Del b LOS c 50 Q d 95 Q e v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q 
Webster Avenue at Prospect Street / 
Concord Avenue 

                    

Weekday Morning                     

NB L 0.20 36 D 22 48 0.32 45 D 20 56 0.32 45 D 20 56 1.00 >120 F ~48 #135 
NB T/R 0.30 25 C 72 115 0.31 27 C 80 144 0.31 27 C 80 144 0.52 31 C 145 238 
SB L 0.17 33 C 37 75 0.18 34 C 38 77 0.18 34 C 38 77 0.26 36 D 43 86 
SB T/R 0.74 48 D 263 #426 0.96 73 E ~426 #639 0.96 73 E ~426 #639 1.14 >120 F ~590 #816 
NEB L/T/R 0.68 38 D 212 263 0.57 33 C 169 264 0.57 33 C 169 264 0.90 54 D 370 #588 
SWB L/T/R 1.03 102 F ~403 #633 1.04 104 F ~434 #664 1.04 104 F ~434 #664 >1.20 >120 F ~1085 m#778 
Overall  61 E    69 E    69 E    >120 F   

Weekday Evening                     
NB L 0.23 41 D 33 74 0.25 40 D 33 77 0.24 40 D 33 77 0.84 89 F 89 #213 
NB T/R 0.64 43 D 219 #383 0.85 55 E ~380 #649 0.85 55 E ~380 #649 >1.20 >120 F ~1053 #1301 
SB L 0.25 41 D 34 76 0.41 51 D 35 #100 0.41 51 D 35 #100 1.02 >120 F ~55 #147 
SB T/R 0.57 45 D 186 #317 0.60 44 D 211 #382 0.60 44 D 211 #382 0.81 60 E 254 #435 
NEB L/T/R 0.75 39 D 262 367 0.80 44 D 281 373 0.80 44 D 281 374 0.83 40 D 360 #564 
SWB L/T/R 0.92 69 E 380 431 0.91 72 E 382 431 0.91 72 E 382 431 >1.20 >120 F ~647 m#884 
Overall  50 D    55 D    55 D    >120 F    

Saturday Midday                     
NB L 0.07 32 C 13 37 0.07 31 C 12 36 0.07 31 C 12 36 0.21 40 D 26 61 
NB T/R 0.39 30 C 165 268 0.41 31 C 184 313 0.41 31 C 184 313 0.68 46 D 301 430 
SB L 0.13 32 C 31 69 0.12 31 C 28 68 0.12 31 C 28 68 0.27 42 D 38 81 
SB T/R 0.51 36 D 261 392 0.52 36 D 272 440 0.52 36 D 272 440 0.71 51 D 344 479 
NEB L/T/R 0.83 60 E 321 377 0.79 58 E 301 374 0.79 58 E 301 374 0.66 39 D 321 448 
SWB L/T/R 0.94 78 E 344 433 0.94 79 E 343 433 0.94 79 E 343 433 1.06 96 F ~538 #768 
Overall  52 D    51 D    51 D    59 E    

Cambridge Street at Prospect Street                     
Weekday Morning                     

EB L/T/R 0.48 25 C 120 194 0.54 26 C 140 223 0.54 26 C 140 223 >1.20 >120 F ~409 #607 
WB L/T/R 0.61 43 D 193 279 0.65 44 D 199 m286 0.65 44 D 199 m286 0.83 52 D 245 m#334 
NB L/T/R 0.52 21 C 150 234 0.59 23 C 178 275 0.59 23 C 178 275 0.77 30 C 265 403 
SB L/T/R 0.69 26 C 223 342 0.74 29 C 243 374 0.74 29 C 243 374 0.94 50 D 320 #545 
Overall  29 C    30 C    30 C    73 E   

Weekday Evening                     
EB L/T/R 0.55 28 C 113 192 0.59 30 C 118 202 0.59 30 C 118 201 >1.20 >120 F ~291 #467 
WB L/T/R 0.68 45 D 227 330 0.87 55 D 291 m#423 0.87 55 D 291 m#423 1.16 >120 F ~466 m#602 
NB L/T/R 0.64 24 C 209 319 0.71 26 C 239 363 0.71 26 C 239 363 0.81 31 C 293 #485 
SB L/T/R 0.42 19 B 120 190 0.45 19 B 130 204 0.45 19 B 130 204 0.64 24 C 211 320 
Overall  29 C    34 C    34 C    87 F    

Saturday Midday                     
EB L/T/R 0.49 22 C 96 164 0.57 24 C 111 190 0.57 24 C 111 190 0.83 40 D 156 #306 
WB L/T/R 0.53 23 C 116 192 0.61 25 C 139 227 0.61 25 C 139 227 0.74 30 C 178 #298 
NB L/T/R 0.65 22 C 168 268 0.68 23 C 177 283 0.68 23 C 177 283 0.74 26 C 203 323 
SB L/T/R 0.57 20 C 143 230 0.59 21 C 150 241 0.59 21 C 150 241 0.68 23 C 181 289 
Overall  22 C    23 C    23 C    29 C    
a Volume to capacity ratio. c Level-of-service. e 95th percentile queue, in feet # 95th percentile volume exceeds capacity, queue may be longer 
b Average total delay, in seconds per vehicle. d 50th percentile queue, in feet. ~ Volume exceeds capacity, queue is theoretically infinite. m Volume for 95th percentile queue is metered by upstream signal. 
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Table 25 Signalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

v/c a Del b LOS c 50 Q d 95 Q e v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q v/c Del LOS 50 Q 95 Q 
Cambridge Street at Webster Avenue /  
Columbia Street 

                    

Weekday Morning                     

EB L/T/R 0.58 19 B 126 186 0.67 21 C 151 228 0.67 21 C 151 228 0.71 24 C 192 m181 
WB L/T/R 0.69 30 C 191 300 0.74 33 C 200 #323 0.74 33 C 200 #323 0.84 40 D 233 #407 
NB L/T/R 0.38 19 B 107 171 0.43 20 C 123 194 0.43 20 C 123 194 0.51 21 C 152 235 
SB L 0.15 17 B 21 46 0.15 17 B 20 46 0.15 17 B 20 46 0.25 19 B 32 68 
SB T/R 0.22 17 B 60 99 0.21 17 B 56 98 0.21 17 B 56 98 0.25 17 B 68 115 
Overall  22 C    24 C    24 C    27 C   

Weekday Evening                     
EB L/T/R 0.39 18 B 73 141 0.41 19 B 81 m160 0.41 19 B 81 m160 0.46 24 C 116 m106 
WB L/T/R 0.65 30 C 189 291 0.80 38 D 242 #405 0.80 38 D 242 #405 0.93 52 D 297 #502 
NB L/T/R 0.59 22 C 193 292 0.60 22 C 197 298 0.60 22 C 197 298 0.65 24 C 222 334 
SB L 0.24 17 B 27 60 0.25 18 B 29 64 0.25 18 B 29 64 0.40 21 C 48 98 
SB T/R 0.20 16 B 54 94 0.22 16 B 58 100 0.22 16 B 58 100 0.29 17 B 81 132 
Overall  23 C    26 C    26 C    32  C    

Saturday Midday                     
EB L/T/R 0.46 24 C 135 210 0.51 25 C 152 234 0.51 25 C 152 234 0.51 25 C 152 234 
WB L/T/R 0.59 27 C 171 265 0.65 29 C 196 299 0.65 29 C 196 299 0.69 30 C 210 320 
NB L/T/R 0.28 17 B 75 119 0.27 17 B 72 121 0.27 17 B 72 121 0.29 17 B 78 129 
SB L 0.17 16 B 27 57 0.17 16 B 29 59 0.17 16 B 29 59 0.24 17 B 41 80 
SB T/R 0.17 16 B 45 81 0.18 16 B 47 84 0.18 16 B 47 84 0.23 17 B 63 107 
Overall  22 C    23 C    23 C    24  C    

Cambridge Street at Willow Street                     

Weekday Morning                     
EB L/T/R 0.50 14 B 83 325 0.63 18 B 109 #474 0.63 18 B 109 #474 0.84 28 C 184 #719 
WB L/T/R 0.57 11 B 55 #411 0.62 13 B 58 #450 0.62 13 B 58 #450 0.75 16 B 61 #583 
Overall  13 B    16 B    16 B    22  C    

Weekday Evening                     
EB L/T/R 0.35 11 B 54 194 0.44 13 B 78 229 0.44 13 B 78 229 0.58 16 B 114 330 
WB L/T/R 0.46 8 A 53 296 0.54 10 A 65 m336 0.54 10 A 65 m336 0.76 14 B 71 #585 
Overall  9 A    11 B    11 B    15  B    

Saturday Midday                     
EB L/T/R 0.42 11 B 59 237 0.49 12 B 70 277 0.49 12 B 70 277 0.56 14 B 85 #375 
WB L/T/R 0.41 6 A 35 63 0.47 6 A 36 62 0.47 6 A 36 62 0.56 7 A 38 #379 
Overall  8 A    9 A    9 A    11  B    
a Volume to capacity ratio. c Level-of-service. e 95th percentile queue, in feet # 95th percentile volume exceeds capacity, queue may be longer 
b Average total delay, in seconds per vehicle. d 50th percentile queue, in feet. ~ Volume exceeds capacity, queue is theoretically infinite. m Volume for 95th percentile queue is metered by upstream signal. 
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Unsignalized Intersection Capacity Analysis 
The unsignalized capacity analysis results for the study area intersections are summarized in Table 26. 
The capacity analyses were conducted for the 2021 Existing, 2021 Build, 2021 Build with Mitigation, 
and 2028 Build conditions and the detailed results are included in the Appendix. 
As shown in Table 26, the impact at the unsignalized study area intersections is expected to be 
relatively minor, with the greatest impact seen at the intersection of Medford Street at Ward Street. 
With the addition of Project trips, the eastbound STOP-controlled movement will degrade to LOS F 
during the weekday morning and weekday evening peak periods and LOS D during the Saturday 
midday period. The degradations in LOS can largely be attributed to Ward Street being the only 
outlet for vehicles exiting the Site heading towards Medford Street, including vehicles headed 
towards Route 28 (McGrath Highway). As mentioned previously, as part of the Project, South Street 
will be reversed from its current one-way westbound directionality to one-way eastbound. This 
change is implemented in the 2021 Build with Mitigation condition. The impacts of this reversal can 
be largely seen during the weekday evening peak period where the queue decreases from 595 feet 
(approximately 24 vehicles) in length to 145 feet (approximately 6 vehicles). There are no visible 
improvements in LOS or delay, however, it should be noted that the analytical methodologies 
typically used for the analysis of unsignalized intersections use conservative analysis parameters, 
including large gap acceptances, and typically result in the over-estimation of calculated delays. 
Furthermore, the Proponent is planning to implement a robust TDM plan to mitigate Project-related 
impacts, as discussed later in this report. 
Similar to the signalized intersection capacity analysis, operations at some intersections in the study 
area decline in 2028 Build conditions due to the addition of traffic from planned and/or approved 
development projects. Degradations between the 2021 Build with Mitigation and the 2028 Build 
conditions to LOS F include the following intersections:  
› Medford Street at Warren Street (NEB STOP-controlled movement – AM only & SB L – PM only) 
› Medford Street at Ward Street (WB STOP-controlled movement – AM only) 
› Cambridge Street at Windsor Street (SB STOP-controlled movement – AM only) 
› Cambridge Street at Hunting Street (SB STOP-controlled movement – AM & PM) 
It should be noted that the planned and/or approved development projects included in the 2028 
Build conditions analysis will each have their own mitigation programs to address impacts associated 
with their respective trips. At this time, since many of these projects are in the early planning stages, 
the full mitigation programs have yet to be defined and therefore, improvements that may be made 
are not reflected in this capacity analysis. Additionally, the McGrath Boulevard project, which is 
planned for just outside this Project’s analysis horizon, will include a new multi-modal boulevard 
which would not only continue to serve commuter traffic but also provide an east-west connection 
between the Somerville neighborhoods of Union Square, Inner Belt and Brickbottom.  
As previously noted, the analytical methodologies typically used for the analysis of unsignalized 
intersections use conservative analysis parameters and typically result in the over-estimation of 
calculated delays. 
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Table 26 Unsignalized Intersection Capacity Analysis 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

D a v/c b Del c LOS d 95 Q e D v/c Del LOS 95 Q D v/c Del LOS 95 Q D v/c Del LOS 95 Q 
Windsor Street at Windsor Place / 
Boynton Yards Driveway 

                    

Weekday Morning                     
EB L/T/R 50 0.08 10 A 8 160 0.20 8 A 18 155 0.19 8 A 18 155 0.19 8 A 18 
WB L/T/R 2 0.01 12 B 0 35 0.05 8 A 5 35 0.05 8 A 5 35 0.05 8 A 5 
NB L 120 0.09 8 A 8                
NB L/T/R      130 0.19 9 A 18 130 0.19 9 A 18 140 0.20 9 A 18 
SB L/T/R f 3 - 0 A 0 3 0.00 7 A 0 3 0.00 7 A 0 3 0.00 7 A 0 

Weekday Evening                     
EB L/T/R 20 0.04 9 A 3 55 0.07 7 A 5 55 0.07 7 A 5 55 0.07 7 A 5 
WB L/T/R 15 0.03 10 B 3 135 0.17 8 A 15 135 0.17 8 A 15 135 0.18 8 A 15 
NB L 65 0.05 7 A 3                
NB L/T/R      112 0.16 8 A 13 112 0.16 8 A 13 122 0.17 9 A 15 
SB L/T/R f 4 - 0 A 0 4 0.01 7 A 0 4 0.01 7 A 0 4 0.01 7 A 0 

Saturday Midday                     
EB L/T/R 26 0.04 9 A 3 71 0.08 7 A 8 71 0.08 7 A 8 71 0.08 7 A 8 
WB L/T/R 10 0.04 11 B 3 45 0.06 8 A 5 45 0.06 8 A 5 45 0.06 8 A 5 
NB L 65 0.05 7 A 5                
NB L/T/R      86 0.11 8 A 10 86 0.11 8 A 10 91 0.12 8 A 10 
SB L/T/R f 2 - 0 A 0 2 0.00 7 A 0 2 0.00 7 A 0 2 0.00 7 A 0 

South Street at Windsor Street                     

Weekday Morning                     
WB L/R 135 0.17 10 A 15 140 0.16 10 A 15 140 0.16 10 A 15 150 0.17 10 A 15 
SB L 25 0.02 8 A 3 60 0.05 8 A 3 55 0.04 8 A 3 55 0.04 8 A 3 

Weekday Evening                     
WB L/R 130 0.15 9 A 13 210 0.24 10 A 23 210 0.24 10 A 23 220 0.25 10 B 25 
SB L 15 0.02 7 A 3 25 0.02 7 A 3 25 0.02 7 A 3 25 0.02 7 A 3 

Saturday Midday                     
WB L/R 130 0.17 10 A 15 155 0.18 10 A 18 155 0.18 10 A 18 160 0.18 10 A 18 
SB L 20 0.02 7 A 3 30 0.02 7 A 3 30 0.02 7 A 3 30 0.02 7 A 3 

South Street at Willow Street                     
Weekday Morning                     

WB L 5 0.00 7 A 0 5 0.00 7 A 0 5 0.00 7 A 0 5 0.00 7 A 0 
NB L/R 10 0.02 9 A 3 75 0.10 10 A 8 75 0.10 10 A 8 75 0.10 10 A 8 

Weekday Evening                     
WB L 2 0.00 7 A 0 2 0.00 8 A 0 2 0.00 8 A 0 2 0.00 8 A 0 
NB L/R 15 0.02 9 A 3 35 0.05 10 A 3 35 0.05 10 A 3 35 0.05 10 A 3 

Saturday Midday                     
WB L 1 0.00 7 A 0 1 0.00 7 A 0 1 0.00 7 A 0 1 0.00 7 A 0 
NB L/R 6 0.01 9 A 0 35 0.04 9 A 3 35 0.04 9 A 3 35 0.04 9 A 3 

a Demand 
b Volume to capacity ratio. 
c Average total delay, in seconds per vehicle. 
d Level-of-service. 
e 95th percentile queue, in feet. 
# 95th percentile volume exceeds capacity, queue may be longer. 
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Table 26 Unsignalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

D a v/c b Del c LOS d 95 Q e D v/c Del LOS 95 Q D v/c Del LOS 95 Q D v/c Del LOS 95 Q 
South Street at Earle Street                     

Weekday Morning                     
EB L 1 0.00 9 A 0 50 0.07 10 A 5 50 0.07 10 A 5 50 0.07 10 A 5 
SB L/R 0 - 0 A 0 12 0.03 12 B 3 27 0.06 12 B 5 27 0.06 13 B 5 

Weekday Evening                     
EB L 0 - 0 A 0 15 0.01 8 A 0 15 0.01 8 A 0 15 0.01 8 A 0 
SB L/R 0 - 0 A 0 100 0.17 12 B 15 225 0.38 14 B 45 225 0.39 14 B 45 

Saturday Midday                     
EB L 1 0.00 8 A 0 20 0.02 8 A 3 20 0.02 8 A 3 20 0.02 8 A 3 
SB L/R 1 0.01 10 A 0 30 0.05 11 B 5 65 0.11 11 B 10 65 0.11 11 B 10 

South Street at Hunting Street                     
Weekday Morning                     

WB L 135 0.10 8 A 8 145 0.11 8 A 10 145 0.11 8 A 10 145 0.11 8 A 10 
Weekday Evening                     

WB L 80 0.06 7 A 5 85 0.06 7 A 5 85 0.06 7 A 5 85 0.06 7 A 5 
Saturday Midday                     

WB L 115 0.08 8 A 8 120 0.08 8 A 8 120 0.08 8 A 8 120 0.08 8 A 8 
South Street at Harding Street                     

Weekday Morning                     
EB L      10 0.01 8 A 0 0 0.00 0 A 0 0 0.00 0 A 0 
NB L/T      65 0.16 15 B 15           
NB L 15 0.04 11 B 3                
NB L/T/R           65 0.18 16 C 15 65 0.18 16 C 18 
SB L/R           430 0.44 11 B 58 440 0.45 11 B 60 
SB R 10 0.02 10 A 3 20 0.04 11 B 3           

Weekday Evening                     
EB L      90 0.07 8 A 5 0 0.00 0 A 0 0 0.00 0 A 0 
NB L/T      50 0.12 14 B 10           
NB L 25 0.05 10 B 3                
NB L/T/R           50 0.11 14 B 10 50 0.12 14 B 10 
SB L/R           232 0.24 9 A 23 242 0.25 9 A 25 
SB R 5 0.01 9 A 0 10 0.01 10 A 0           

Saturday Midday                     
EB L      25 0.02 8 A 3 0 0.00 0 A 0 0 0.00 0 A 0 
NB L/T      45 0.10 13 B 8           
NB L 15 0.05 11 B 3                
NB L/T/R           45 0.09 12 B 8 45 0.09 13 B 8 
SB L/R           302 0.30 10 A 33 307 0.31 10 A 33 
SB R 10 0.02 10 A 3 15 0.02 10 B 3           

a Demand 
b Volume to capacity ratio. 
c Average total delay, in seconds per vehicle. 
d Level-of-service. 
e 95th percentile queue, in feet. 
# 95th percentile volume exceeds capacity, queue may be longer.  
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Table 26 Unsignalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

D a v/c b Del c LOS d 95 Q e D v/c Del LOS 95 Q D v/c Del LOS 95 Q D v/c Del LOS 95 Q 
Medford Street at Warren Street / 
Driveway 

                    

Weekday Morning                     
SB L 2 0.00 8 A 0 2 0.00 8 A 0 2 0.00 8 A 0 2 0.00 8 A 0 
NEB L/T/R 261 0.76 40 E 150 261 0.77 41 E 158 261 0.78 42 E 160 266 1.01 95 F 263 
SWB L/R 3 0.01 13 B 0 3 0.01 13 B 0 3 0.01 13 B 0 3 0.01 16 C 0 

Weekday Evening                     
SB L 1 0.00 8 A 0 1 0.00 8 A 0 12 0.04 17 C 3 421 1.09 103 F 393 
NEB L/T/R 416 0.77 30 D 175 416 0.84 38 E 220 416 0.84 38 E 220 12 0.06 21 C 5 
SWB L/R 12 0.07 17 C 5 12 0.04 17 C 3 1 0.00 8 A 0 1 0.00 8 A 0 

Saturday Midday                     
SB L 0 - 0 A 0 0 0.00 0 A 0 0 0.00 0 A 0 0 0.00 0 A 0 
NEB L/T/R 355 0.70 25 C 138 355 0.70 25 D 138 355 0.70 25 D 138 355 0.79 35 E 183 
SWB L/R 0 - 0 A 0 0 0.00 0 A 0 0 0.00 0 A 0 0 0.00 0 A 0 

Medford Street at South Street                     

Weekday Morning                     
EB L/R           25 0.08 16 C 5 25 0.09 19 C 8 
NB L 125 0.20 12 B 20 155 0.27 13 B 28           

Weekday Evening                     
EB L/R           220 0.57 24 C 85 220 0.71 39 E 130 
NB L 50 0.05 9 A 5 60 0.07 9 A 5           

Saturday Midday                     
EB L/R           60 0.14 14 B 13 60 0.16 16 C 15 
NB L 55 0.05 9 A 5 70 0.08 9 A 5           

Medford Street at Ward Street / 
Driveway 

                    

Weekday Morning                     
EB L/T/R 15 0.13 32 D 10 60 0.54 65 F 65 35 0.51 95 F 53 35 0.76 >120 F 78 
WB L/T/R 10 0.09 24 C 8 10 0.06 28 D 5 10 0.09 37 E 8 10 0.13 56 F 10 
NB L 10 0.02 10 B 3 10 0.02 11 B 3 170 0.31 14 B 33 180 0.35 15 B 40 
SB L 20 0.02 8 A 3 20 0.02 8 A 3 20 0.02 8 A 3 20 0.02 8 A 3 

Weekday Evening                     
EB L/T/R 10 0.05 18 C 5 320 >1.20 >120 F 595 100 0.92 >120 F 145 100 >1.20 >120 F 205 
WB L/T/R 30 0.10 16 C 8 30 0.11 18 C 8 31 0.15 24 C 13 31 0.20 31 D 18 
NB L 2 0.00 9 A 0 5 0.01 9 A 0 65 0.08 9 A 5 75 0.10 10 A 8 
SB L 5 0.01 8 A 0 5 0.01 8 A 0 5 0.01 9 A 0 5 0.01 9 A 0 

Saturday Midday                     
EB L/T/R 10 0.07 16 C 5 100 0.45 32 D 55 35 0.20 29 D 18 35 0.24 34 D 23 
WB L/T/R 4 0.02 15 B 3 4 0.01 16 C 0 4 0.02 17 C 0 4 0.02 19 C 3 
NB L 2 0.00 9 A 0 5 0.01 9 A 0 70 0.08 9 A 8 75 0.09 9 A 8 
SB L 1 0.00 8 A 0 1 0.00 8 A 0 1 0.00 8 A 0 1 0.00 9 A 0 

a Demand 
b Volume to capacity ratio. 
c Average total delay, in seconds per vehicle. 
d Level-of-service. 
e 95th percentile queue, in feet. 
# 95th percentile volume exceeds capacity, queue may be longer.   
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Table 26 Unsignalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

D a v/c b Del c LOS d 95 Q e D v/c Del LOS 95 Q D v/c Del LOS 95 Q D v/c Del LOS 95 Q 
Webster Avenue at Columbia Street / 
Tremont Street 

                    

Weekday Morning                     
WB L/T/R 100 0.22 13 B 20 135 0.28 14 B 28 135 0.28 14 B 28 145 0.40 20 C 48 
NB L 20 0.02 8 A 3 20 0.02 8 A 3 20 0.02 8 A 3 20 0.02 9 A 3 
SB L 50 0.04 8 A 3 150 0.12 8 A 10 150 0.12 8 A 10 150 0.13 8 A 10 

Weekday Evening                     
WB L/T/R 100 0.17 11 B 15 260 0.41 14 B 50 260 0.41 14 B 50 280 0.58 21 C 93 
NB L 10 0.01 8 A 0 10 0.01 8 A 0 10 0.01 8 A 0 10 0.01 8 A 0 
SB L 5 0.00 8 A 0 35 0.03 8 A 3 35 0.03 8 A 3 35 0.04 9 A 3 

Saturday Midday                     
WB L/T/R 85 0.17 11 B 15 130 0.20 11 B 18 130 0.20 11 B 18 135 0.24 13 B 23 
NB L 5 0.00 8 A 0 5 0.00 8 A 0 5 0.00 8 A 0 5 0.01 8 A 0 
SB L 20 0.02 8 A 3 60 0.05 8 A 5 60 0.05 8 A 5 60 0.06 8 A 5 

Cambridge Street at Windsor Street                     
Weekday Morning                     

EB L 15 0.01 8 A 0 35 0.03 8 A 3 35 0.03 8 A 3 35 0.04 9 A 3 
WB L 30 0.03 9 A 3 30 0.03 9 A 3 30 0.03 9 A 3 30 0.04 9 A 3 
SB L/T/R 215 0.63 30 D 103 225 0.71 38 E 130 225 0.71 38 E 130 225 1.02 109 F 248 

Weekday Evening                     
EB L 15 0.01 8 A 0 25 0.03 8 A 3 25 0.03 8 A 3 25 0.03 9 A 3 
WB L 35 0.03 8 A 3 35 0.03 8 A 3 35 0.03 8 A 3 35 0.04 9 A 3 
SB L/T/R 195 0.46 20 C 60 230 0.55 22 C 83 230 0.55 22 C 83 230 0.79 49 E 160 

Saturday Midday                     
EB L 5 0.00 8 A 0 15 0.01 8 A 0 15 0.01 8 A 0 15 0.02 8 A 0 
WB L 20 0.02 8 A 3 20 0.02 8 A 3 20 0.02 8 A 3 20 0.02 9 A 3 
SB L/T/R 140 0.35 16 C 38 150 0.33 16 C 35 150 0.33 16 C 35 150 0.39 19 C 45 

Cambridge Street at Hunting Street                     
Weekday Morning                     
SB L/R 200 0.50 21 C 68 220 0.56 24 C 85 220 0.57 24 C 85 220 0.79 50 F 158 
Weekday Evening                     
SB L/R 165 0.33 15 C 35 260 0.60 24 C 98 260 0.60 24 C 98 260 0.90 65 F 213 
Saturday Midday                     
SB L/R 130 0.35 17 C 40 160 0.40 19 C 48 160 0.40 19 C 48 160 0.48 24 C 63 

Cambridge Street at Harding Street                     
Weekday Morning                     

EB L 20 0.02 8 A 3 25 0.03 9 A 3 25 0.03 9 A 3 25 0.03 9 A 3 
Weekday Evening                     

EB L 60 0.06 9 A 5 65 0.07 9 A 5 65 0.07 9 A 5 65 0.08 9 A 8 
Saturday Midday                     

EB L 20 0.02 8 A 3 25 0.03 8 A 3 25 0.03 8 A 3 25 0.03 9 A 3 
a Demand 
b Volume to capacity ratio. 
c Average total delay, in seconds per vehicle. 
d Level-of-service. 
e 95th percentile queue, in feet. 
# 95th percentile volume exceeds capacity, queue may be longer.  
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Table 26 Unsignalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

D a v/c b Del c LOS d 95 Q e D v/c Del LOS 95 Q D v/c Del LOS 95 Q D v/c Del LOS 95 Q 
Boynton Way at Harding Street/ 
Site Driveway 

                

Weekday Morning 

Intersection does not exist under 2021 Existing Conditions 

               
EB L 5 0.00 7 A 0 5 0.00 7 A 0 5 0.00 7 A 0 
SB T/R 50 0.06 9 A 5 50 0.06 9 A 5 50 0.06 9 A 5 

Weekday Evening                
EB L 10 0.01 7 A 0 10 0.01 7 A 0 10 0.01 7 A 0 
SB T/R 20 0.03 9 A 3 20 0.02 9 A 3 20 0.02 9 A 3 

Saturday Midday                
EB L 10 0.01 7 A 0 10 0.01 7 A 0 10 0.01 7 A 0 
SB T/R 20 0.02 9 A 3 20 0.02 9 A 3 20 0.02 9 A 3 

South Street at Site Driveway                 

Weekday Morning 

Intersection does not exist under 2021 Existing Conditions 

               
EB L 45 0.04 8 A 3 45 0.04 8 A 3 45 0.04 8 A 3 
SB T/R 15 0.02 10 B 3 15 0.02 10 B 3 15 0.02 10 B 3 

Weekday Evening                
EB L 15 0.01 8 A 0 15 0.01 8 A 0 15 0.01 8 A 0 
SB T/R 175 0.24 11 B 23 175 0.24 11 B 23 175 0.24 11 B 25 

Saturday Midday                
EB L 20 0.02 8 A 0 20 0.02 8 A 0 20 0.02 8 A 0 
SB T/R 45 0.06 10 A 5 45 0.06 10 A 5 45 0.06 10 B 5 

Earle Street at Site Driveway South                 

Weekday Morning 

Intersection does not exist under 2021 Existing Conditions 

               
WB L/R 20 0.03 10 A 3 20 0.03 10 B 3 20 0.03 10 B 3 
SB L 75 0.06 8 A 5 80 0.06 8 A 5 80 0.06 8 A 5 

Weekday Evening                
WB L/R 215 0.24 10 B 25 215 0.27 11 B 28 215 0.27 11 B 28 
SB L 25 0.02 7 A 3 25 0.02 7 A 3 25 0.02 7 A 3 

Saturday Midday                
WB L/R 60 0.07 9 A 5 55 0.07 9 A 5 55 0.07 9 A 5 
SB L 30 0.02 7 A 3 30 0.02 7 A 3 30 0.02 7 A 3 

Earle Street at Site Driveway North            
     

Weekday Morning 

Intersection does not exist under 2021 Existing Conditions 

               
EB L/R 20 0.03 11 B 3 20 0.03 10 B 3 20 0.03 10 B 3 
NB L 95 0.07 8 A 5 90 0.07 8 A 5 90 0.07 8 A 5 

Weekday Evening                
EB L/R 210 0.31 12 B 33 205 0.26 11 B 25 205 0.26 11 B 25 
NB L 30 0.02 7 A 3 25 0.02 7 A 3 25 0.02 7 A 3 

Saturday Midday                
EB L/R 55 0.07 10 A 5 55 0.07 9 A 5 55 0.07 9 A 5 
NB L 40 0.03 7 A 3 35 0.03 7 A 3 35 0.03 7 A 3 

a Demand 
b Volume to capacity ratio. 
c Average total delay, in seconds per vehicle. 
d Level-of-service. 
e 95th percentile queue, in feet. 
# 95th percentile volume exceeds capacity, queue may be longer.  
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Table 26 Unsignalized Intersection Capacity Analysis (continued) 

Location / Movement 
2021 Existing Conditions 2021 Build Conditions 2021 Build Conditions – w/ Mitigation 2028 Build Conditions 

D a v/c b Del c LOS d 95 Q e D v/c Del LOS 95 Q D v/c Del LOS 95 Q D v/c Del LOS 95 Q 
Ward Street at Harding Street                 
Weekday Morning 

Intersection does not exist under 2021 Existing Conditions 

               
WB L/R 90 0.09 9 A 8 505 0.58 14 B 95 515 0.59 14 B 100 
SB L 35 0.02 7 A 3 20 0.01 7 A 0 20 0.01 7 A 0 

Weekday Evening                
WB L/R 35 0.05 10 A 3 260 0.38 13 B 45 270 0.39 13 B 48 
SB L 220 0.16 8 A 15 95 0.06 7 A 5 95 0.06 7 A 5 

Saturday Midday                
WB L/R 45 0.05 9 A 5 335 0.40 12 B 48 340 0.40 12 B 50 
SB L 60 0.04 7 A 3 30 0.02 7 A 3 30 0.02 7 A 3 

Earle Street at Boynton Way            
     

Weekday Morning 

Intersection does not exist under 2021 Existing Conditions 

               
WB L 75 0.05 8 A 5 85 0.06 8 A 5 85 0.06 8 A 5 
NB L/R 35 0.04 9 A 3 25 0.03 10 A 3 25 0.03 10 A 3 

Weekday Evening                
WB L 25 0.02 7 A 3 30 0.02 7 A 3 30 0.02 7 A 3 
NB L/R 330 0.36 11 B 43 205 0.24 10 B 23 205 0.24 10 B 23 

Saturday Midday                
WB L 30 0.02 7 A 3 35 0.02 7 A 3 35 0.02 7 A 3 
NB L/R 85 0.09 9 A 8 55 0.06 9 A 5 55 0.06 9 A 5 

a Demand 
b Volume to capacity ratio. 
c Average total delay, in seconds per vehicle. 
d Level-of-service. 
e 95th percentile queue, in feet. 
# 95th percentile volume exceeds capacity, queue may be longer. 
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5 
Bicycle and Pedestrian Analyses 
Bicycle Analysis 
An evaluation was completed along each study area roadway segment and intersection using the 
Bicycle Level of Traffic Stress (BLTS) methodology provided by the City in its Transportation Impact 
Study (TIS) Guidelines. Each street segment or intersection crossing is given a BLTS score 1 through 4. 
BLTS 1 indicates favorable conditions for bicycling suitable for all types of bicyclists, where the 
bicyclists are physically separated or among low speed, low volume traffic. In contrast, BLTS 4 
indicates highly stressful conditions suitable for experienced bicyclists, where bicyclists are not 
sufficiently separated from high-speed traffic. 

BLTS Along Street Segments 
The analysis of bicycle facilities along street segments considers factors such as street width (through 
lanes per direction), bike lane plus parking lane width, speed limit or prevailing speed, and bike lane 
blockage. The results of the BLTS along street segments analysis for 2021 Existing and 2021/2028 
Build conditions is shown in Figures 32 and 33 with color-coded segments. 
In 2021 Existing conditions, the highest level of bicycle traffic stress, LTS 3, occurs on Cambridge 
Street where there are relatively high vehicle volumes and a lack of buffers for bicyclists. LTS 3 also 
occurs on the one-way portion of Medford Street where there are high vehicular volumes and speeds 
with little buffer. The lowest level of bicycle traffic stress occurs in the Boynton Yards area, as it 
experiences relatively low volumes and low vehicle speeds.  
In 2021 Build conditions, the bicycle accommodations will be upgraded in the immediate vicinity of 
the Site with separated bike lanes on South Street and Windsor Street. However, the LTS will remain 
the same as it is already currently LTS 1, the lowest level of traffic stress, based on the low-speed 
streets. The only difference will be that there will be more (low-stress) connections through the Site 
with the construction of Thoroughfare 1. 
2021 Build with Mitigation conditions would retain the same LTS values as 2021 Build conditions, 
with the sole change of South Street providing bicycle facilities in both directions for its entire length. 
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2028 Build conditions is assumed to be the same as 2021 Build conditions, as the McGrath Boulevard 
project is not included in this analysis as the 25-percent level design work for this project has not yet 
commenced. However, it is expected that the McGrath Boulevard project will improve bicycle 
accommodations along McGrath Highway. 

BLTS Through Unsignalized Street Crossings  
The analysis of bicycle facilities along unsignalized street crossings considers factors including speed 
of crossings, width of street being crossed, and presence of a median refuge island. Crossings of 
major driveways were considered to be street crossings for the purposes of this analysis. Additionally, 
the “speed limit” of crossings was determined by the speed at which vehicles could cross the 
bicyclists’ path.  
Table 27 shows the bicycle level of traffic stress analysis for the unsignalized street crossings within 
the study area. As shown, all unsignalized intersections received a BLTS score of 1, meaning that 
these locations provide minimal levels of traffic stress on bicyclists. The BLTS remains the same 
through all conditions for these intersections, with six LTS 1 unsignalized crossings added in 2021 
Build conditions in the immediate vicinity of the Site. 
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Table 27 BLTS Through Unsignalized Street Crossings 

Intersection 
Intersection  

Leg 
Bike Travel 
Direction Existing BLTS Build BLTS 

Windsor Street at South Street East Northbound 1 1 
South Street at Willow Street South Eastbound 1 1 
South Street at Earle Street North Westbound 1 1 
South Street at Hunting Street South Eastbound 1 1 
South Street at Harding Street North Westbound 1 1 
Medford Street at Warren Street West Southbound 1 1 
Medford Street at South Street West Southbound 1 1 
Medford Street at Ward Street West Southbound 1 1 
Webster Avenue at Columbia Street/ 
Tremont Street 

North Westbound 1 1 
East Northbound 1 1 
West Southbound 1 1 

Cambridge Street at Windsor Street South Eastbound 1 1 
North Westbound 1 1 
West Southbound 1 1 

Cambridge Street at Hunting Street North Westbound 1 1 
Cambridge Street at Harding Street North Westbound 1 1 
South Street at Site Driveway North Westbound N/A 1 
Earle Street at Site Driveway South East Northbound N/A 1 
Earle Street at Site Driveway North West Southbound N/A 1 
Thoroughfare 1 at Earle Street South Eastbound N/A 1 
Thoroughfare 1/Harding Street at Site Driveway North Westbound N/A 1 
Harding Street at Ward Street East Northbound N/A 1 

N/A Intersection crossing does not exist under 2021 Existing Conditions. 

BLTS Through Signalized Intersections 
The analysis of bicycle facilities at signalized intersections is a qualitative analysis. The presence of 
accommodations such as bike boxes, two-stage left-turn boxes, and conflict striping can improve 
cyclists’ comfort at signalized intersections. An evaluation of signalized intersections is presented in 
Table 28.  
As mentioned previously, the McGrath Boulevard project will combine the three intersections that 
make up the McGrath Highway/Somerville Avenue/Medford Street interchange into one intersection. 
However, the 25-percent level design work for this project has not yet commenced, but is expected 
to occur shortly, and therefore the BLTS analysis does not include improvements at this location 
associated with the McGrath Boulevard project. The rest of the study area signalized intersections are 
expected to remain the same throughout all conditions. 
 

  



Transportation Impact Study 

 

 116 Bicycle and Pedestrian Analyses 

Table 28 Signalized Street Crossings – Bicycle Evaluation 

Signalized Intersection Bicycle Accommodations 
Somerville Avenue at Medford Street › Bike lane and bike box (painted green) provided on eastbound approach 

› Pocket bike lane provided on eastbound approach 
› Bike lane (painted green) provided on northbound approach 
› Sharrow markings provided on southbound approach 
› Southbound two-stage left-turn box provided (painted green) 
› Conflict striping (painted green) provided through the intersection for 

all movements 
Somerville Avenue/ Somerville 
Avenue Ext at Medford Street Ext 

› Bike lane (painted green) provided on eastbound approach 
› Bike lane and bike box (painted green) provided on northbound 

approach 
› Eastbound two-stage left-turn box provided (painted green) 
› Conflict striping (painted green) provided through the intersection 

for Somerville Avenue eastbound bikes 
McGrath Highway NB Frontage Road 
at Medford Street Ext 

› Bike lanes (painted green) provided on both approaches 
› McGrath Highway NB Frontage Road bike lane (painted green) 

continues through the intersection 
Somerville Avenue at Prospect Street* › Separated bike lanes provided on eastbound, westbound, and 

southbound approaches 
› Conflict striping (painted green) provided in the eastbound, 

westbound, and southbound directions through the intersection 
Cambridge Street at Prospect Street  › Bike lanes provided on Cambridge Street in both directions 

› Bike lane dotted line extensions provided on Cambridge Street in 
both directions through the intersection 

Cambridge Street at Webster Avenue/ 
Columbia Street 

› Bike lanes provided on Cambridge Street in both directions 
› Bike lane dotted line extensions provided on Cambridge Street in 

both directions through the intersection 
Cambridge Street at Willow Street › Bike lanes provided on Cambridge Street in both directions 

› Conflict striping (painted green) provided on Cambridge Street in 
both directions through the intersection 

* Based on Somerville Avenue Utility & Streetscape Improvements plans 

Pedestrian Analysis 
An evaluation was completed along each study area street segment and unsignalized street crossing 
using the Pedestrian Level of Traffic Stress (PLTS) methodology provided by the City in its TIS 
Guidelines. Each street segment or intersection crossing is given a PLTS score 1 through 4. PLTS 1 
indicates favorable conditions for walking with wide and separated sidewalks. In contrast, PLTS 4 
indicates highly stressful conditions where pedestrians are not sufficiently separated from high-speed 
traffic and/or are provided a sidewalk which is narrow or in poor condition. Additionally, a pedestrian 
delay analysis was performed for signalized intersections. 
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PLTS Along Street Segments 
The analysis of pedestrian facilities along street segments considers factors such as sidewalk width 
and condition as well as buffer type and buffer width compared to the speed of adjacent traffic and 
width of the street. The results of the PLTS along street segments analysis for 2021 Existing and 
2021/2028 Build conditions is shown in Figures 34 and 35 with color-coded segments.  
The highest level of pedestrian traffic stress for existing conditions occurs on McGrath Highway 
where there are relatively high vehicle speeds and a lack of buffers.  
In 2021 Existing conditions, the highest level of pedestrian traffic stress for existing conditions occurs 
along Prospect Street where there are relatively high vehicle speeds and a lack of buffers. The rest of 
the sidewalk network is generally lower stress, with LTS 1 or 2. 
In 2021 Build conditions, the sidewalks in and around the Project site are upgraded to LTS 1, the 
lowest level of traffic stress, with wide sidewalks and buffers between pedestrians and traffic. 
2021 Build with Mitigation conditions is expected to retain the same LTS values as 2021 Build 
conditions. 
2028 Build conditions is assumed to be the same as 2021 Build conditions, as the McGrath Boulevard 
project is not included in this analysis as the 25-percent level design work for this project has not yet 
commenced. However, it is expected that the McGrath Boulevard project will improve pedestrian 
accommodations along McGrath Highway. 

PLTS Through Unsignalized Street Crossings  
The analysis of pedestrian facilities along unsignalized street crossings considers factors including 
speed of crossings, width of street being crossed, presence of a median refuge island, and average 
daily traffic (ADT) volumes. Crossings of major driveways were considered to be street crossings for 
the purposes of this analysis. The “speed limit” of crossings was determined by the speed at which 
vehicles could cross the pedestrians’ path. Additionally, crossings with non-ADA compliant ramps 
could be ranked no better than PLTS 3, while crossings without ramps were assigned PLTS 4. 
Table 29 shows the pedestrian level of traffic stress analysis for the unsignalized street crossings 
within the study area. All crossings except one received LTS 1. The north leg of the intersection of 
Medford Street at Ward Street received LTS 2 due to the high volume of daily traffic on Medford 
Street. The PLTS remains the same through all conditions for these intersections, with six LTS 1 
unsignalized intersections added in 2021 Build conditions in the immediate vicinity of the Site. 
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Table 29 PLTS Through Unsignalized Street Crossings 

Intersection 
Intersection  

Leg Crossing Direction  Existing PLTS Build PLTS 
Windsor Place at Windsor Street East Northbound/Southbound 1 1 

South Eastbound/Westbound 1 1 
Windsor Street at South Street East Northbound/Southbound 1 1 

South Eastbound/Westbound 1 1 
South Street at Willow Street South Eastbound/Westbound 1 1 
South Street at Earle Street North Eastbound/Westbound 1 1 

West Northbound/Southbound N/A 1 
South Street at Hunting Street South Eastbound/Westbound 1 1 

East Northbound/Southbound 1 1 
South Street at Harding Street North Eastbound/Westbound 1 1 

South Eastbound/Westbound 1 1 
Medford Street at Warren Street West Northbound/Southbound 1 1 
Medford Street at South Street West Northbound/Southbound 1 1 

South Eastbound/Westbound 1 1 
Medford Street at Ward Street West Northbound/Southbound 1 1 

North Eastbound/Westbound 2 2 
Webster Avenue at Columbia Street/  
Tremont Street 

North Eastbound/Westbound 1 1 
East Northbound/Southbound 1 1 
West Northbound/Southbound 1 1 

Cambridge Street at Windsor Street  South Eastbound/Westbound 1 1 
North Eastbound/Westbound 1 1 
East Northbound/Southbound 1 1 
West Northbound/Southbound 1 1 

Cambridge Street at Hunting Street North Eastbound/Westbound 1 1 
East Northbound/Southbound 1 1 

Cambridge Street at Harding Street  North Eastbound/Westbound 1 1 
South Street at Site Driveway North Eastbound/Westbound N/A 1 
Earle Street at Site Driveway South East Northbound/Southbound N/A 1 
Earle Street at Site Driveway North West Northbound/Southbound N/A 1 
Thoroughfare 1 at Earle Street South Eastbound/Westbound N/A 1 

East Northbound/Southbound N/A 1 
West Northbound/Southbound N/A 1 

Thoroughfare 1/Harding Street at  
Site Driveway 

North Eastbound/Westbound N/A 1 
South Eastbound/Westbound N/A 1 
West Northbound/Southbound N/A 1 

Harding Street at Ward Street East Northbound/Southbound N/A 1 
N/A = Intersection crossing does not exist under 2021 Existing Conditions. 
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Pedestrian Delay Analysis for Signalized Intersections 
A pedestrian delay analysis was performed for each study area intersection per the City’s TIS 
guidelines. The crosswalk location, length, available crossing time, and type of pedestrian phasing 
were noted. The provided “WALK” and flashing “DON’T WALK” (FDW) times were compared to the 
time required by the MUTCD, based on a walking speed of 3.5 feet per second. Table 30 shows the 
pedestrian delay analysis for each crosswalk at all signalized study area intersections. 
As mentioned previously, the McGrath Boulevard project will combine the three intersections that 
make up the McGrath Highway/Somerville Avenue/Medford Street interchange into one intersection. 
However, the 25-percent level design work for this project has not yet commenced, but is expected 
to occur shortly, and therefore the PLTS analysis does not include improvements at this location 
associated with the McGrath Boulevard project. The rest of the study area signalized intersections are 
expected to remain the same throughout all conditions. 
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Table 30 Pedestrian Delay Analysis for Signalized Intersections  

Intersection Crosswalk Leg 

Push Button 
to Far Curb 

Length  
(ft) 

Curb to 
Curb 

Length  
(ft) 

Cycle  
Length  

(s) 
Time Provided (s) Time Required (s) 

Max.  
Pedestrian 

Delay  
(s) Type of Pedestrian Phasing 

 
WALK FDW WALK a FDW b Notes 

Somerville Avenue at Medford Street West 90 83 108 7 17 7 24 97 Concurrent with LPI 3 sec LPI 
North 53 45 108 7 13 7 13 97 Protected   
South 62 55 108 7 13 7 16 97 Concurrent with LPI 3 sec LPI 

Somerville Avenue at Medford Street Ext. West 46 27 108 7 13 7 8 97 Protected   
East 55 43 108 7 13 7 13 97 Concurrent   
South 53 44 108 7 17 7 13 97 Protected   

McGrath Highway NB at Medford Street Ext. East 54 45 108 7 13 7 13 73 Protected Provided during two phases 
South 46 38 108 7 13 7 11 97 Protected   

Somerville Avenue at Prospect Street West 45 40 120 13 19 7 12 103 Concurrent with LPI 5 sec LPI, FDW through yellow 
East 64 52 120 13 19 7 15 103 Concurrent with LPI 5 sec LPI, FDW through yellow 
North 45 39 120 13 19 7 12 103 Concurrent with LPI 5 sec LPI, FDW through yellow 
South 43 39 120 13 12 7 12 103 Concurrent with LPI 5 sec LPI, FDW through yellow 

Prospect Street at Webster Avenue/Concord Avenue West 29 26 120 9 16 7 8 107 All-Ped Phase   
Northwest 37 34 120 9 16 7 10 107 All-Ped Phase   
Southeast 54 52 120 9 16 7 15 107 All-Ped Phase   
North 39 36 120 9 16 7 11 107 All-Ped Phase   
South 37 35 120 9 16 7 10 107 All-Ped Phase   

Cambridge Street at Prospect Street West 48 45 90 35 8 7 13 51 Concurrent with LPI 3 sec LPI 
East 56 48 90 35 8 7 14 51 Concurrent with LPI 3 sec LPI 
North 46 37 90 29 8 7 11 57 Concurrent with LPI 3 sec LPI 
South 39 34 90 29 8 7 10 57 Concurrent with LPI 3 sec LPI 

Cambridge Street at Columbia Street/ Webster Street West 44 35 90 34 8 7 10 52 Concurrent with LPI 3 sec LPI 
East 49 35 90 34 8 7 10 52 Concurrent with LPI 3 sec LPI 
North 49 42 90 30 8 7 12 56 Concurrent with LPI 3 sec LPI 
South 32 30 90 30 8 7 9 56 Concurrent with LPI 3 sec LPI 

Cambridge Street at Willow Street West 53 49 90 7 11 7 14 79 All-Ped Phase   
East 45 37 90 7 11 7 11 79 All-Ped Phase   
North 24 21 90 7 11 7 6 49 All-Ped Phase and Concurrent Provided during two phases 
South 42 26 90 7 11 7 8 49 All-Ped Phase and Concurrent Provided during two phases 

a  Per MUTCD guidance, the walk interval should be at least 7 seconds. Also, per MUTCD guidance, the sum of the walk interval and pedestrian clearance time should be sufficient for a pedestrian to travel from the pedestrian detector to the far curb at a walking speed of 3 fps. Any additional time 
required to satisfy this condition should be added to the walk interval. 

b  Per MUTCD standard, the buffer interval (consisting of the yellow change interval and/or red clearance interval) may be used to satisfy the required pedestrian clearance time. It was assumed for this analysis that the buffer interval is not used to satisfy the required pedestrian clearance time. In other 
words, it was assumed for this analysis that the FDW time must satisfy the entire pedestrian clearance time required. 
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6 
Parking Analysis 
Evaluating the adequacy of a development’s parking supply typically consists of comparing the 
unfettered parking demand to the proposed supply. Estimating the parking demand associated with 
each individual use also requires adjustments for transit, walking, biking, and internal trip sharing. 
The resulting parking demand then can be compared to the proposed parking supply. This analysis 
procedure typically is used in development transportation impact analyses. However, this approach 
essentially assumes that there are no limitations to parking availability and that anyone wishing to 
park can freely do so. If the availability of parking is not restricted to some degree, then a site will not 
truly function as a transit-oriented development. Instead, it only will be a project that happens to 
have nearby public transportation available as one possible travel option.  
Somerville’s USNP contains a detailed discussion of how parking demand can be controlled through 
a variety of factors, including minimizing the available supply to help promote transit use. Only 
through management of parking can the mode splits desired in the USNP be achieved. This also will 
help to reduce automobile congestion within the Project study area. Some of the suggested 
measures which can be utilized for this Project are discussed later in this section.  

Proposed Parking Supply 
The following section details the proposed Project parking supply, which is summarized in Table 31.  

Off-street Vehicular Parking 
The parking needs for the Project will be accommodated by the proposed 1,320-space total parking 
supply, which will appropriately satisfy the anticipated demand for this development. The parking 
supply will be primarily below-grade structured parking, replacing the existing expanse of surface 
parking that exists on the Development Site. Building 1 (101 South) currently is under construction 
and has a final design including four levels of below-grade parking with approximately 250 total 
parking spaces. Building 2 will include the construction of up to 242 structured below-grade parking 
spaces. The parking count for Buildings 3, 4, and 5 will be determined as the architecture is refined, 
and ranges are presented in Table 31. Building 6 will have five surface level parking spaces. The 
resulting parking ratio for the commercial and residential uses will be lower than that found at other 
large-scale mixed-use development projects in the area.  
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Table 31 Parking Summary 

Area 
Vehicular  
Parking a 

Bicycle Parking 
Long-term Short-term 

Off-street Parking    
Building 1 (101 South) 250 118 48 
Building 2 (One Boynton) 242 102 42 
Building 3 b 240-270 73 23 
Building 4 b 280-310 440 37 
Building 5 b 240-270 105 35 
Building 6 (Taza Building) 5 50 18 
Total Off-street Parking 1,320 888 203 
On-street Parking    
Thoroughfare 1 33 n/a n/a 
Harding Street 15 n/a n/a 
Total On-street Parking 48 n/a n/a 
Total Parking 1,368 888 203 
a Structured parking for Buildings 1-5, and street-level parking for Building 6. 
b Parking count for Buildings 3-5 to be determined as the architecture is refined. The total off-street parking count for 

the Master Plan area will not exceed 1,320 spaces. 

 
The Project will be providing a lower than typical parking ratio for residential and office/R&D/lab 
tenants. The Development Site is positioned within a quarter mile walking distance of the planned 
MBTA Union Square Green Line Station to the west, which is scheduled to open in December 2021, 
as well as existing MBTA bus routes that serve the Project. Through this deliberate design mindset, 
workers, residents, and visitors to the Development Site will be strongly encouraged to utilize 
alternative modes of transportation, including existing and enhanced MBTA services, to avoid using 
single-occupant vehicles (SOVs) to travel to and from the Development Site. 

On-Street Vehicular Parking 
The Project will provide approximately 48 short-term, on-street parallel public parking spaces to 
support the ground level retail space along Thoroughfare 1 and the west side of Harding Street 
(which is the same as the existing condition). It should be noted that there will be no on-street 
parking provided along Earle Street or South Street. Approximately 10 percent of on-street vehicular 
parking (five spaces) will be accessible.  
Of the 48 on-street parallel public parking spaces, 6 spaces are currently under construction as part 
of 101 South construction and will be located along the proposed Thoroughfare 1. As part of 
construction for Building 2, 17 spaces will be constructed along Thoroughfare 1. The remaining 25 
parallel parking spaces will be constructed throughout Phases 3 & 4, with 10 and 15 spaces to be 
constructed along Thoroughfare 1 and Harding Street, respectively. 
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In addition to providing on-street parallel public parking spaces, there will be an approximately 
60-foot pickup/drop-off zone constructed along the north side of South Street. This pick-up/drop-off 
zone is currently under construction in conjunction with 101 South. 

Bicycle Parking 
A total of 888 indoor secured and 203 outdoor short-term bicycle parking spaces are expected to be 
constructed as part of four phases. Building 1 (101 South Street), which is already under construction 
as part of Phase 1, will provide approximately 118 indoor secured and 48 outdoor short-term bicycle 
parking spaces. Building 2, which has been approved by the City of Somerville, will provide 
approximately 102 indoor secured and 42 outdoor short-term bicycle parking spaces. The remaining 
bicycle parking spaces are expected to be constructed as outlined in Table 31 above. 

Parking Demand  
To evaluate a baseline condition, the potential Project parking demand was estimated considering 
the Development Site as an isolated development without consideration for the surrounding mixed-
use environment envisioned under the USNP. The following sections summarize the factors 
considered in estimating the Project’s parking needs.  

Time-of-Day Considerations  
As with any office/lab-oriented development, the peak period for the parking demand will occur 
midday on a weekday. Even with the additional retail/restaurant and residential development, the 
combined peak parking demand for the Project still will continue to occur on a typical weekday. 
Weekend activity should be notably lower due to the minimal office/lab activity. Due to the various 
land uses proposed, the peak parking demand for the overall Project differs from that of the various 
individual uses within the Development Site.  

Public Transportation/Biking/Walking 
The parking needs for the Project will be lessened due to the nearby availability of public bus service 
currently provided in the area. Furthermore, with the December 2021 opening of the new MBTA 
Union Square Green Line Station as part of the MBTA GLX project, automobile travel to and from the 
Development Site should be reduced further. Amenities associated with the Project also will promote 
bicycle and pedestrian travel. With the Project being continuously developed over a several-year 
period, there should continue to be less reliance by workers and future Project residents on private 
automobile ownership. This ongoing trend is the result of increased transit usage and improved 
accommodations for bicycle and pedestrian travel throughout the surrounding Union Square area. 
Alternate means of travel, such as taxi and private ride services (Uber, Lyft, and others), should 
continue to reduce the parking needs for this area. There also will be extensive internal trip-sharing 
between the various uses within the Development Site. As an example, some residents of the 
Development Site may choose to walk to the various on-site retail uses that will be available. Because 
of that, there will not be any parking activity associated with that type of activity. 
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Shared Parking 
Due to the varying peak times for the office/R&D/lab and residential uses, there are opportunities for 
parking spaces to be shared between residents and workers. The peak residential parking demand 
should occur outside of normal office working hours. Due to these offsetting peak times, there 
should be ample opportunity for shared parking between the residential and office uses. For 
example, other garages serving mixed-uses in the Boston area offer “reverse-commute” parking 
passes. Under this program, residents have access to certain parking spaces within a garage provided 
that they arrive after 4:00 PM and depart before 9:00 AM on weekdays. This allows nearby office 
workers to use these same parking spaces with the reverse time-restriction. The exact time periods 
for these restrictions can be determined as office tenants are identified. 
Similarly, on a less formal basis, some of the office parking spaces can have signage noting that they 
are restricted to office use from 7:00 AM to 5:00 PM (or other similar time periods) with these spaces 
being reserved for other uses after that time. That alternate use likely would be by retail or restaurant 
patrons arriving during the early evening hours. These types of shared-parking activity are preferable 
to providing excessive parking for the office and residential uses separately without any 
consideration for these types of sharing opportunities within the Development Site. The excess of 
parking would discourage alternate means of transportation, such as MBTA bus or train services, 
biking, taxi, or other ride services. 
Most of the Project retail space will consist of small shops, restaurants, or cafes within each of the 
four Project buildings. Even without any formal shared parking program, there likely will be shared 
activity. With those uses, most customer traffic should be in the form of residents or office/lab 
workers already on-site, as opposed to destination retail traffic. 

Parking Management 
The parking ratios proposed for the Project are considerably lower than those found in a suburban 
setting and are low even for sites that are well-served by public transportation. With the limited 
supply, parking spaces will need to be allocated to a select number of residents and employees. This 
will be accomplished through a bundled parking arrangement. The USNP also cited studies 
indicating that residents generally are willing to walk up to one-half mile from their home for transit 
service. The new MBTA Union Square Green Line Station will be located only one-quarter mile from 
the Development Site. Many residents of the Project also may specifically choose to live at this 
location specifically due to its proximity to the new station. Office/lab parking spaces also will be 
unbundled from tenant leases. 

Parking Demand Estimates 
This analysis was based on standard ITE17 parking generation data for office, residential, and retail uses. 
Historically, development projects would determine their required parking supply by estimating the 
uncontrolled demand without any operational constraints. In this instance, the Proponent instead proposes 
a parking supply to meet market demands based on its experience in developing similar projects.  

17  Parking Generation, 4th Edition, Institute of Transportation Engineers, Washington, D.C., 2010.  
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Even considering the varying peak periods, shared parking, and other factors, the calculated ITE-
based 85th percentile parking demand for the full build-out of the Project is 3,190 parked vehicles, 
which exceeds the proposed 1,320-space supply. This demand was estimated considering the travel 
mode splits discussed earlier, which were conservatively estimated to evaluate the maximum likely 
traffic generation associated with the Project.  
The implementation of the measures outlined in the MMP, in combination with proposed pedestrian 
and bicycle improvements, proximity to public transit services, and the inherent walkable 
characteristics of the Boynton Yards neighborhood, is anticipated to decrease the percentage of trips 
made by automobile below the projected 50-percent level. The USNP study targets a future vehicular 
mode share of 40-percent. This projection was estimated based on the anticipated completion of the 
GLX project. Additionally, Somerville’s SomerVision 2040 plan targets a future vehicular mode share 
of 25-percent by 2040. Table 32 shows the Project parking demand based on ITE data for the future 
proposed and targeted mode shares. The detailed parking demand calculations are included in the 
Appendix. 

Table 32 Parking Summary 

Area 
Vehicular Mode Share 

50% 2 40% 3 25% 4 
Parking Demand 1 3,190 2,551 1,594 
Parking Supply 1,320 1,320 1,320 
Total Off-street Parking -1,870 -1,231 -274 
1 Based on ITE 85th-percentile parking demand for office, residential, and retail uses. 
2 Based on future vehicular mode share outlined in the Boynton Yards TIAS (August 2020). 
3 Based on future vehicular mode share outlined in the Union Square Neighborhood Plan and presented in the 

Boynton Yards Mobility Management Plan (MMP). 
4 Based on future vehicular mode share outlined in SomerVision 2040. 

As shown in Table 32, the Project’s parking supply is substandard compared to the projected parking 
demand. However, increasing the parking supply to meet the ITE-based parking demand estimates 
would reduce any incentive to utilize public transportation or other non-vehicular modes. Instead, 
the Project’s proposed parking supply will be appropriately limited to help promote travel to the 
Development Site by other means besides automobile. Through the Proponent’s commitment to the 
City of Somerville in the MMP, parking will continue to be monitored, and parking strategies 
developed, as necessary. 
The proposed TDM program outlined in the Project’s MMP discusses how the office/lab, residential, 
and retail/restaurant demand effectively will be managed to help reduce the Project’s parking needs. 
This unfettered ITE-based parking demand estimates will be controlled by limiting the supply to 
1,320 spaces and implementing the measures outlined in the TDM program. As documented in the 
TDM program, parking will be unbundled and any excess parking available will be offered for public 
use at the rates as specified in the MMP.   
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7 
Mitigation 
In general, the Project will have a minor impact at the majority of study area intersections on the 
operations or safety of the roadway network. This is reflected in the operational analyses presented 
in Chapter 4. However, in order to limit the Project’s impacts to the roadway system and to enhance 
the overall transportation network in the area, the following sections discuss actions that will be 
implemented by the Proponent, including off-site roadway mitigation and a robust transportation 
demand management program (TDM) as detailed in the Project’s MMP. The mitigation program was 
designed to minimize Project-related impacts and encourage non-vehicular trips to the Site. 

Transportation Demand Management 
The Proponent has agreed to implement the robust transportation demand management (TDM) 
measures as outlined in the Project’s Mobility Management Plan (MMP)18 submitted on July 13, 2021 
and revised on August 5, 202119 which is currently under review by the City of Somerville Mobility 
Division. The various TDM measures as outlined in the MMP will help to minimize the amount of 
single-occupancy vehicle travel associated with the Project. 

South Street One-Way Reversal 
As part of this Project, the portion of South Street to the east of Harding Street will be converted 
from its current one-way westbound configuration to one-way eastbound with bicycle facilities 
incorporated. This primarily will be done through modified pavements marking and signage without 
any notable roadway reconstruction being required.  
Currently, South Street consists of approximately 5 to 6-feet sidewalks on both sides with 
approximately 20-feet of roadway accommodating a westbound travel lane and on-street parallel 
parking lane. As part of the reversal, the existing sidewalks and curbing will remain in place and an 
eastbound travel lane and bi-directional bicycle facilities will be incorporated. Appropriate transitions 
for bicyclists to the facilities on Medford Street and on South Street west of Harding Street will be 

18  Mobility Management Plan, Boynton Yards Master Plan, Somerville, Massachusetts, VHB, July 2021. 
19  Mobility Management Plan, Boynton Yards Master Plan, Somerville, Massachusetts, VHB, July 2021, Revised August 5, 2021. 
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included as part of the design. It is assumed the City will discontinue the existing on-street parking. 
The final design of South Street will be coordinated with the City. 

Proposed Safety Enhancements 
As discussed previously, a RSA was performed along the Cambridge Street corridor at four study area 
intersections on September 17, 2020 and the final report, issued November 6, 2020, is included in the 
Appendix.  
As part of the RSA process, a list of short-, mid- and long-term safety enhancements were developed 
for each of the studied locations. As part of the Project, in an effort to mitigate existing safety 
concerns, the Proponent is committed to implementing almost all of the short-term safety 
enhancements identified in the RSA report. Short-term safety enhancements are anticipated to be 
implemented within a one-year time frame. The short-term safety enhancements the Proponent is 
committed to implementing are outlined in Table 33. 

Proposed Development Site Access 
The Project includes improved access to the overall Development Site. The Development Site is 
bisected by an existing east-west vehicular access drive, which is currently privately owned land with 
existing access and utility easements. As described previously, Thoroughfare 1, an east-west roadway, 
will be constructed in the general alignment of the existing access drive. The Proponent intends to 
transfer the ownership of Thoroughfare 1 to the City. 
Buildings 1 through 5 will feature single driveways for the individual structured parking garages 
below them and the surface parking for Building 6 (the existing TAZA building) will be accessed via a 
single curb-cut along Windsor Place. 

Proposed Multimodal Accommodations 
The proposed Site conditions, including Site access and multimodal roadway improvements, are 
described further below. Figure 29 shows the proposed Site plan, while Figures 30 and 31 show the 
final bicycle and pedestrian networks. 

Proposed Multimodal Roadway Improvements 
The following sections detail the proposed improvements along the roadways within and adjacent to 
the Site to incorporate connectivity and improved conditions for all modes. The design of all 
intersections either newly created or modified by the Project will continue to be refined through 
further design and consultation with the City of Somerville Mobility Division staff. Specific design 
measures to be implemented will involve continuing to reduce corner radii to the extent possible to 
provide the shortest feasible pedestrian crossings while still allowing the necessary turning 
movements by delivery trucks, emergency vehicles, and other traffic.  
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Table 33 Project-Implemented RSA Safety Enhancements  

Safety Issue Potential Safety Enhancement 
Safety 
Payoff Time Frame Cost Jurisdiction 

Study Area-Wide 
Traffic Circulation Evaluate the directionality of side streets into 

and out of the neighborhood. 
Medium Short-Term Medium City of Cambridge 

Evaluate time of day restrictions. Although 
the City of Cambridge no longer creates new 
time of day restrictions, this could be 
evaluated if policies change. 

Medium Short-Term Low City of Cambridge 

Bicycle 
Accommodations 

Refresh bicycle pavement markings where 
faded or missing. 

Medium Short-Term Low City of Cambridge 

Pedestrian 
Accommodations 

Restripe crosswalks with high visibility 
markings as appropriate. 

Medium Short-Term Low City of Cambridge 

Cambridge Street at Windsor Street 
Intersection 
Operations & 
Roadway Geometry 

Consider adding “Do Not Block Intersection” 
signage and pavement markings. 

Low Short-Term Low City of Cambridge 

Evaluate signal timings along the corridor, 
specifically at the intersection of Cambridge 
Street at Columbia Street, with the potential 
to reduce queueing along Cambridge Street. 

Medium Short-Term Low City of Cambridge 

Consider removing or relocating the 
advertisement on the MBTA bus shelter on the 
northeast corner of the intersection to improve 
sight distance for southbound vehicles.  

Medium Short-Term Low City of Cambridge 

Ensure all signage is sufficiently 
retroreflective. 

Low Short-Term Low City of Cambridge 

Pavement Markings Refresh pavement markings at this intersection 
and throughout the study area. Specifically 
refresh the double solid yellow line on the 
southbound Windsor Street approach.  

Medium Short-Term Low City of Cambridge 

Pavement Markings Consider adding green bicycle conflict 
markings at entrance/exit points for the gas 
station to increase bicycle visibility. 

Medium Short-Term Low City of Cambridge 

Refresh green bicycle conflict markings at 
Windsor Street intersection. 

Medium Short-Term Low City of Cambridge 

Refresh crosswalks with high visibility markings. Medium Short-Term Low City of Cambridge 
Cambridge Street at Willow Street 
Signal Visibility Trim vegetation, specifically on the westbound 

approach, to improve signal head visibility. 
Medium Short-Term Low City of Cambridge 

Install 12-inch signal heads and backplates 
to increase signal head visibility and comply 
with current standards. 

Medium Short-Term Low City of Cambridge 
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Thoroughfare 1 
With the construction of the Project, a new street, initially to be referred to as Thoroughfare 1, will be 
constructed from the intersection of Windsor Place and Windsor Street extending 725 feet to the 
east, where it will turn southward to connect at the intersection of Ward Street and Harding Street. 
Thoroughfare 1 serves as the Development Site’s primary pedestrian spine, and this critical east/west 
connection is designed to deemphasize vehicular travel and to instead prioritize pedestrians and 
bicyclists. The entire length of Thoroughfare will be designed with a flush curb. Four dedicated paver 
crossing areas will be employed as traffic-calming measures while also offering a “festival street” 
condition to support special community events. Thoroughfare 1 will feature expanded sidewalks on 
both sides of the road, shared lane pavement markings for bicyclists (“sharrows”), and will provide 
street trees, planting areas and new lighting that will enhance the pedestrian experience. 
Thoroughfare 1 will provide loading and service access, as well as access to below-grade parking for 
Buildings 4 and 5.  

Harding Street 
Harding Street, the Project’s eastern-most perimeter street, abuts a mix of light industrial and 
residential uses. Harding Street is an existing public way; however, the Project proposes 
improvements to this thoroughfare, and it is therefore included within the Development Site 
Boundary for the purposes of this Master Plan. During Phase 3 of the Project, the intersection at 
Ward Street will be reconstructed, and Harding Street will be extended north to connect to 
Thoroughfare 1. Public realm improvements, including a new street parking lane and expanded 
sidewalks will also be made on the Project side of the street to activate the frontage zone for 
Buildings 3A and 3B. 

Earle Street 
Earle Street is an existing public way; however, the Project proposes improvements to this roadway, 
and it is therefore included within the Development Site Boundary for the purposes of this Master 
Plan. Earle Street serves as the Development Site’s service corridor/alley, providing parking garage 
and loading access to Building 1 and Buildings 3A and 3B. This street is intended to consolidate all 
primary service access, allowing Thoroughfare 1, Windsor Street, and Harding Street to remain 
focused on accommodating pedestrian and bicycle traffic. Despite being a service corridor/alley, 
Earle Street will provide continuous pedestrian sidewalks and buffer planting zones on both sides of 
the street adjacent to Buildings 1, 3A, and 3B. 

Windsor Street 
Windsor Street, the Project’s western-most perimeter street, abuts the Taza Chocolate Factory 
commercial building. The public realm on the south side of the street will be widened to include an 
active frontage zone and northbound sidewalk-level cycle track along Building 2 with a landscaped 
area at the intersection with Thoroughfare 1. Streetscape improvements will be completed along the 
west side of the street associated with Building 6 (Taza). The landscaped area at the intersection of 
Thoroughfare 1 is envisioned as the primary Project gateway given its proximity to Union Square and 
the pedestrian circulation from the planned MBTA Green Line station to the Development Site. 
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Loading and access for Building 2 will initially be from South Street and/or Windsor Street, but would 
be shifted to a dedicated alley if South Street is potentially realigned. 

South Street 
As mentioned, South Street presently has sidewalks provided on both sides of the roadway 
throughout the study area, and this will continue under future conditions with new and improved 
sidewalks along the segment of this roadway adjacent to the Development Site. Specifically, a 
minimum of 12 feet will be provided between the South Street northerly curb line and the face of the 
new buildings. This will provide ample space for sidewalks, landscaping, and street furniture. A 
sidewalk-level cycle track will be constructed on the north side of the street. Some portions of this 
sidewalk space will straddle the Development Site property line. However, the 10 feet of space to be 
provided for sidewalks and associated amenities along the south side of the roadway will be 
provided entirely within the South Street right-of-way.   

Civic Spaces 
The Proponent is committed to developing the Development Site with as much publicly accessible 
Civic and open space as is feasible outside the building footprints. The Project proposes three 
distinct Civic spaces that are consistent with the typologies and design guidelines provided in 
Article 13 of the Zoning Ordinance and, in aggregate pursuant to Section 8, will satisfy the 20 percent 
Civic space requirement in the BY Sub-Area.  

Civic Space 1 

At the heart of the Development Site on Lot C1, the Project proposes an approximately 22,360 SF 
signature Civic space that is most consistent with the Neighborhood Park typology. Civic Space 1 will 
be defined by a central, passive open lawn space surrounded by a permeable edge of plantings and 
seating. Civic Space 1 is envisioned as a flexible event space that can accommodate a wide range of 
pop-up activities, such as small performances, public art, farmers markets, or informal lawn games. 
Civic Space 1 is fronted by Thoroughfare 1, which is proposed to have a mid-block raised pedestrian 
crossing table that could be closed to vehicular traffic and would expand the useable area of Civic 
Space 1 for special events. The Proponent will continue to explore and consider additional design 
features that could further activate this space, such as an open-air amphitheater, arbor, or water 
feature. Civic Space 1 will be designed to allow for expansion of this Civic space should the City 
relocate South Street. Civic Space 1 will be constructed during Phase 2. 

Civic Space 2 

In the northeast corner of the Development Site to the east of Building 4 on Lot C2, the Project 
proposes an approximately 16,904 SF Civic space that is most consistent with the Neighborhood Park 
typology. The Project envisions that Civic Space 2 will include community garden plots, nature-based 
play elements, and a family picnic area. The Proponent hopes to explore an opportunity to partner 
with the South Street Farm, mentioned previously, to potentially relocate and expand the existing 
South Street Farm from its current location just outside of the Development Site boundary at the 
corner of South Street and Windsor Street to this location on the Development Site. 
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Civic Space 3 

In the northwest corner of the Development Site to the west of Building 4 on Lot C3, the Project 
proposes an approximately 7,142 SF Civic space most consistent with the Pocket Park typology. Civic 
Space 3 could support activities such as a community dog park, adult fitness programs, and 
recreation and game courts. Civic Space 3 opens to the Thoroughfare 1 streetscape to the south and 
has a strong connection with Civic Space 1.  

Additional Open and Landscaped Area 

There are several opportunities for smaller scale open and landscaped areas throughout the 
Development Site. Currently, one new landscaped area is envisioned at the intersections of 
Thoroughfare 1 and Windsor Street, which will serve as a gateway into the neighborhood from the 
east. Two landscaped areas are envisioned to the south of Buildings 1 and 3 along South Street, and 
at the intersection of South Street and Harding Street, which will serve as a gateway into the 
neighborhood from the south and west. These landscaped areas are all intended to be publicly 
accessible open spaces.  
Additionally, the Project will significantly increase and diversify the Development Site’s urban tree 
canopy by proposing continuous street tree plantings along all the thoroughfares and by creating 
clustered shade tree plantings within the Civic spaces and private landscape areas. The Project Team 
is committed to working with the Public Space and Urban Forestry Division (PSUFD) to advance the 
landscape plan going forward to address the BYUDF (described in Section 1.12.4) goal of increasing 
tree canopy cover in the BY Sub-Area to at least 15 percent following ten years of growth after full 
build-out. 

Proposed Bicycle Parking 
A total of 888 indoor secured and 203 outdoor short-term bicycle parking spaces are expected to be 
constructed when the Project is complete. Table 31 summarizes the bicycle parking proposed to be 
provided in each building.  

Bike Sharing Service 
Bluebikes began operating in July 2011 and currently provides over 3,000 bikes at 300+ bike-sharing 
stations. In addition to the Project’s on-site bicycle parking, bike-share stations may be provided in 
conjunction with the Project. While it is possible that additional new bike-share stations may be 
provided near the new Union Square station or near the US2 Project, the Proponent intends to 
pursue the installation of two 19-dock bike-share stations at the Development Site, as specified in 
the approval letter for the overall MMP as part of the August 2020 Master Plan. The closest Bluebikes 
bike-share stations are located over one-quarter mile to the north near the planned Union Square 
station, one-quarter mile to the south at the Cambridge Street/Columbia Street intersection, and 950 
feet to the south at Cambridge Street’s intersection with Berkshire Street. Therefore, the Proponent 
will work with Bluebikes to have the two new bike-share stations located next to the Development 
Site. The two 19-dock stations will be constructed during Phases 2 and 3, respectively. 
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Proposed Transit Mitigation 
The Proponent previously completed a comprehensive transit analysis for the previously approved 
master plan as part of the Massachusetts Environmental Protection Agency (MEPA) process. The 
analysis is documented in the Project’s Draft Environmental Impact Report (DEIR)20 and Final 
Environmental Impact Report (FEIR) 21. Based on the results of the analysis completed during the MEPA 
process for the previously approved master plan development, and in consultation with MassDOT and 
MBTA, the Proponent identified a comprehensive transit mitigation package to off-set the Project’s 
impacts to the state owned, MBTA transit system.  
Since both the transit analysis methodology and resulting mitigation package need to be reviewed and 
approved by the MBTA and MassDOT, the Proponent will work those agencies as it re-engages in the 
MEPA process to present and evaluate the additional impacts of the current master plan proposal. 
Therefore, a complete update of the transit analysis and resulting mitigation package for the current 
Project will be included in the forthcoming MEPA Notice of Project (NPC) anticipated to be filed in Fall 
2021/Winter 2022.  
For context, a summary of the previously transit mitigation measures the Proponent is committed to 
providing is included in the following sections. The Proponent is fully committed to implementing all 
these measures as well as any additional measures that may be identified in the forthcoming MEPA 
process.  

MBTA Contribution 
The Proponent previously committed to providing a financial contribution as mitigation through the 
MEPA process, consistent with the approach used by other recent projects, to be used by the MBTA 
to enhance transit service in the Project area.  
The Proponent developed the proposed contribution using data from the MBTA's most recent 
submission to the National Transit Database (NTD), a federal database that compiles statistics 
including operating costs, revenues, and ridership for each transit agency in the United States. The 
estimated contribution uses the operating expenses net of fare revenues, divided by the total 
unlinked passenger trips on that mode. These values are multiplied out by the projected additional 
passengers over capacity and annualized using a factor of 260 (to generate the annual 
contribution).22  
The MBTA’s most recent submission to the NTD was in 2018. For 2018, this resulted in operating 
costs net of revenues of $3.10 per passenger on bus. This rate was multiplied by the number of 
projected additional passengers over capacity and annualized.  
Further escalation is required to calculate the amount of the annual contribution during the year of 
payment. Based on previous filings, the payments are escalated by 2.5 percent per year beginning in 
the year the first building permit would be issued and continuing over a 15-year period. It is assumed 
that the owner of the Project would be responsible for making mitigation payments based on the 

20  Draft Environmental Impact Report, Boynton Yards, Somerville, Massachusetts, VHB, October 15, 2020. 
21  Final Environmental Impact Report, Boynton Yards, Somerville, Massachusetts, VHB, March 15, 2021. 
22  MBTA Submission to the National Transit Database, 2018. 
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additional passengers over capacity for bus service and would be required to continue making 
payments over the 15-year period starting on the date of issuance of a building permit for the 
Project (assumed to begin in 2021). The anticipated contribution to support additional bus service 
ranges from $121,258 for the year 2021 to $171,334 for the year 2035, for a total contribution value 
of $2,174,381. 
The Proponent also identified potential opportunities for allocating the proposed contribution 
towards specific transit infrastructure improvements related to bus priority, accessibility, and bus stop 
improvements. The Proponent will continue to coordinate with the MBTA, MassDOT, and the Cities of 
Somerville and Cambridge to identify priorities for using the Project’s financial contribution. 

City of Somerville GLX Contribution 
In addition to the estimated contribution to MassDOT/MBTA (which will be re-evaluated in the 
forthcoming MEPA process), as a component of the City approval process the Proponent will 
contribute $2.49 per square foot of development towards a Green Line Extension (GLX) contribution, 
resulting in a payment of approximately $4.5 million based on the current Project program. The GLX 
contribution will defray the cost of transit and other mobility improvements to be made by the City.  
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To: Mayor’s Office of Strategic Planning 
and Community Development  
City of Somerville  
93 Highland Avenue  
Somerville, MA 02143 

Date: August 19, 2021 
 

 Project #: 14864.01 
 

From: Kathleen Keen, P.E. 
Project Manager 
 
Patrick Dunford, P.E. 
Senior Project Manager 

Re: Transportation Access Plan 
Boynton Yards – Master Plan 
Somerville, Massachusetts 
 

The following information is being provided to document the Transportation Access Plan (TAP) for the Boynton Yards 
development (the “Project”) to be located in Somerville, Massachusetts (the “Development Site”). This document and 
accompanying information depict the proposed Development Site access for vehicle, bicycle, and pedestrian traffic. 
Information regarding truck deliveries and service vehicles (trash, recycling, etc.) also is provided for review.  
Since the previously approved Boynton Yards Master Plan proposal1, the Proponent has assembled additional parcels 
adjacent to the Master Plan area and is proposing to incorporate the redevelopment of these parcels into the overall 
Boynton Yards Master Plan. The currently proposed development will be constructed on an approximately 7.93-acre 
Site across six buildings (one existing building to remain and five new buildings) to be generally located north of and 
adjacent to South Street, to the west of Harding Street, and extending to the parcel just east of Windsor Street in 
Somerville, Massachusetts. Directly north of the Project Site is the MBTA train tracks for the Green Line Extension 
(“GLX”) project. Windsor Place Extension, which is an existing privately-owned street, travels in an east-west direction 
through the Site. The Proponent intends to transfer the ownership of the Windsor Place Extension to the City. For the 
purposes of the TAP, this new roadway is referred to as “Thoroughfare 1”.  
In the future, the proposed buildings will host a mixture of office, research and development (R&D) and lab enabled 
uses (office/R&D/lab), ground floor retail/restaurant uses, residential, and associated parking facilities and 
infrastructure improvements. Specifically, the Proponent proposes the construction of a pedestrian- and transit-
oriented, mixed-use development that includes six buildings consisting of approximately 440 residential units, 
1,347,500 SF of commercial space (to be evenly split between lab/research & development and office space), 59,000 
SF of retail/restaurant space, and 1,320 primarily structured below-grade parking spaces. Consistent with Article 
8.3.11(f)(iii) of the City’s zoning code, approximately 10 percent of the total commercial floor area in the proposed 
Project will be dedicated to Arts & Creative Enterprise principal uses.  
An initial component of the Project – approximately 257,500 SF of the proposed commercial space and 12,500 SF of 
the proposed retail/restaurant space – is already under construction at 101 South Street (known as “101 South”). The 
Transportation Access Plan (TAP) for this portion of the Project was submitted on December 5, 2018 under the 1 Earle 
Street property (now known as 101 South) and is attached for reference. 
Additionally, Building 2 (One Boynton) – approximately 357,000 SF of the proposed commercial space and 9,000 SF of 
the proposed retail/restaurant space – is under review by the City of Somerville, and construction has not yet started. 

 
1 Boynton Yards TIS (VHB, August 2020) 
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The Transportation Access Plan (TAP) for this portion of the Project is dated June 22, 2021 and is attached for 
reference. 
To provide a comprehensive overview of the Project, both 101 South and Building 2 (One Boynton) are included as 
part of this master plan TAP.  

Site Access 
Access to the easterly portion of the Development Site at 2 Harding Street currently is provided by a single full-access 
curb cut on Earle Street, approximately 200 feet to the north of South Street. 101 South Street is under construction 
on Parcel 1 to the west. Parcel 1 formerly included a single full-access driveway at the center of its northerly frontage 
on Thoroughfare 1, but that area is now fenced off as a construction zone. Building 2 will be constructed on Parcel 2, 
which currently is occupied by an approximately 15,000 SF two-story commercial building at the westerly end of that 
area and, previously, an approximately 11,700 SF building at the easterly end of Parcel 2, which was recently 
demolished. Access to both currently is provided by six curb cuts along the parcels’ 350-foot frontage on Windsor 
Place. These driveways provide direct access and egress to the striped parking field serving both businesses.  
The existing Gentle Giant Moving Company location at the northeast corner of the Development Site presently has 
access provided via the northerly end of Earle Street. There also is an existing driveway at the northerly side of the 
Harding Street/Ward Street intersection, but that driveway is closed with a gate in place. 
A fence currently extends along the frontage of the future Building 4 and Building 5 parcels to the west with three 
existing gated driveways and three additional curb cuts without gates. 
Access for Building 6 (the existing TAZA building) is provided via a single curb-cut along Windsor Street for loading 
vehicles only and a single curb-cut along Windsor Place providing access to surface parking.  
The Project includes improved access to the overall Development Site. The Development Site is bisected by an existing 
east-west vehicular access drive, which is currently privately owned land with existing access and utility easements. As 
described previously, Thoroughfare 1, an east-west roadway, will be constructed in the general alignment of the 
existing access drive. The Proponent intends to transfer the ownership of Thoroughfare 1 to the City. 
Buildings 1 through 5 will feature single driveways for the individual structured parking garages below them and the 
surface parking for Building 6 (TAZA) will be accessed via a single curb-cut along Windsor Place. 
The Proponent also understands that the City plans to reconfigure the easterly segment of South Street between 
Harding Street and Medford Street so that it will allow for one-way eastbound traffic, as opposed to the current 
condition under which the road is one-way westbound. As part of the reconfiguration, on-street parking will be 
removed and bicycle accommodations for two-way travel will be provided. As these are public roadways under City 
jurisdiction, any such changes will need to be directed by the City. In addition, the Development Site has been 
designed to be compatible with the future option of South Street being aligned further to the west.   
On-Street Parking 

The Proponent plans to makes changes to the current parking configuration on the roadways adjacent to the 
Development Site. Currently, there is approximately 500 feet of unstriped parking allowed along the southerly side of 
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South Street between Windsor Street and Earle Street with that area capable of accommodating approximately twenty 
to twenty-one parked cars. The parking along South Street currently has a two-hour time limit (except for permit 
parking) between 8:00 AM and 2:30 AM with parking restricted to permit parking only from 2:30 AM to 8:00 AM.  
Currently along Earle Street, there is space for approximately 13 vehicles along the westerly side of the roadway. 
Similarly, Harding Street has approximately eight unstriped parking spaces along the westerly side of the street. 
Currently, there is no on-street parking along the approximately 475-foot east/west connector roadway between Earle 
Street and Windsor Street.  
The Project will provide approximately 48 short-term, on-street parallel public parking spaces to support the ground 
level retail space along Thoroughfare 1 and the west side of Harding Street (which is the same as the existing 
condition). It should be noted that there will be no on-street parking provided along Earle Street or South Street. 
Approximately 10 percent of on-street vehicular parking (five spaces) will be accessible.  
Of the 48 on-street parallel public parking spaces, 6 spaces are currently under construction as part of 101 South 
construction and will be located along the proposed Thoroughfare 1. As part of construction for Building 2, 17 spaces 
will be constructed along Thoroughfare 1. The remaining 25 parallel parking spaces will be constructed throughout 
Phases 3 & 4, with 10 and 15 spaces to be constructed along Thoroughfare 1 and Harding Street, respectively. 
In addition to providing on-street parallel public parking spaces, there will be an approximately 60-foot pickup/drop-
off zone constructed along the north side of South Street. This pick-up/drop-off zone is currently under construction 
in conjunction with 101 South. 
While on-street parking is currently free, the final regulation of any on-street parking will be determined by the City of 
Somerville. 

Site Plans and Supporting Graphics 
The conceptual ground floor Development Site plan accompanying this application have been attached for reference 
(Figure A-1). To supplement the Site plan, graphics highlighting the planned vehicular, bicycle, and pedestrian 
accommodations have been provided for general reference. 
Ground Floor and Illustrative Plan 

Refer to Figure A-1 for an illustrative Development Site plan depicting the full build-out of the Project. 
Transportation Elements Plan 

Refer to Figure A-2 for a plan depicting transportation elements, including street signage, pavement markings, parking 
spaces and regulations, and street furniture for the Development Site. 
Pedestrian Access Plan 

Refer to Figure A-3 for a plan depicting the Project sidewalk network and primary building entrance locations. The 
building entrances shown are general locations. More detail and information will be provided as plans are developed.  
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Bicycle Parking Plan  

Refer to Figure A-4 for a conceptual bicycle parking plan. The exact locations and configurations of the internal 
building bicycle parking have not yet been finalized. Based on the current design, the Project proposes 118, 102, 73, 
440, 105, and 50 interior secured bicycle parking spaces located within Building 1, 2, 3, 4, 5, and 6, respectively. 
Additionally, the Project proposes 48, 42, 23, 37, 35, and 18 short-term bicycle parking spaces located within Buildings 
1-6, respectively. These short-term bicycle racks will be provided close to each building entrance. The exact location of 
the racks will be determined during the in consultation with the City.  
Vehicle Parking Plan 

Refer to Figure A-5 for a plan showing the vehicular access to each of the six buildings comprising the Development 
Site with the parking supplies for each building noted.   
Vehicle Movement Plans 

Refer to Figures A-6a through A-6aa for vehicle tracking diagrams that demonstrate the ability of large vehicles (WB-
30 and/or WB-40 sized tractor trailers and trash trucks) to navigate in and out of each building’s loading facilities. The 
exact number and timing of deliveries will vary depending on the nature of the various retail establishments in 
addition to standard office/lab delivery activity. Most retail activity typically occurs during morning hours so as not to 
interfere with the operation of the business. Due to the smaller sizes of the retail uses, most deliveries likely will be 
made by smaller, single-unit trucks. These are the same types of vehicles typically seen on a daily basis in the Union 
Square area that make deliveries to other existing retail businesses and restaurants. Smaller single-unit trucks can 
easily be accommodated and should typically only be on-site for a short time. It should be noted that the vehicle 
tracking diagrams included for 101 South and Building 2 were included previously as part of each building’s respective 
TAP. More detailed vehicle tracking diagrams will be provided for Buildings 3 through 6 as part of their TAPs as the 
building architecture is refined.
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Attachments 
 Illustrative Site Plan 
 Transportation Elements Plan 
 Pedestrian Access Plan 
 Bicycle Access & Parking Plan 
 Vehicle Access & Parking Plan 
 Vehicle Movement Plans 

o Building 1 (101 South) – refer to previously submitted TAP attached. 
o Building 2 (One Boynton) – refer to previously submitted TAP attached. 
o Building 3 
o Building 4 
o Building 5 
o Building 6 (TAZA) 

 Building 1 (101 South/1 Earle Street) TAP dated December 5, 2018 
 Building 2 (One Boynton) TAP dated June 22, 2021 
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Illustrative Site Plan 
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Transportation Elements Plan 
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Pedestrian Access Plan 
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Bicycle Access & Parking Plan 
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Vehicle Access & Parking Plan 
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Vehicle Movement Plans 
Building 1 (101 South) – refer to previously submitted TAP attached 
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Building 2 (One Boynton) – refer to previously submitted TAP attached 
  



South Street
(Public Right of Way)

EN

EN

EN

EN

PG

PG

LD

LD

LD
LD

EN

EN

EN
EN

\\vhb\gbl\proj\Boston\14967.00 Boynton Yards Bldg 2\Graphics\FIGURES\TAP\Veh Tracking.dwg

Figure A-6dVehicle Movement Plan
Passenger Vehicle Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6eVehicle Movement Plan
Passenger Vehicle Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6fVehicle Movement Plan
Passenger Vehicle Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6gVehicle Movement Plan
Passenger Vehicle Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6hVehicle Movement Plan
SU-30 Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6iVehicle Movement Plan
SU-30 Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6jVehicle Movement Plan
SU-30 Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6kVehicle Movement Plan
SU-30 Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6lVehicle Movement Plan
SU-30 Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6mVehicle Movement Plan
SU-30 Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6nVehicle Movement Plan
SU-30 Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts

Feet20100 5

FORWARD
BACKING IN

LEGEND



South Street
(Public Right of Way)

EN

EN

EN

EN

PG

PG

LD

LD

LD
LD

EN

EN

EN
EN

\\vhb\gbl\proj\Boston\14967.00 Boynton Yards Bldg 2\Graphics\FIGURES\TAP\Veh Tracking.dwg

Figure A-6oVehicle Movement Plan
SU-30 Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6pVehicle Movement Plan
Trash Truck Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6qVehicle Movement Plan
Trash Truck Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6rVehicle Movement Plan
Trash Truck Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6sVehicle Movement Plan
Trash Truck Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6tVehicle Movement Plan
Trash Truck Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6uVehicle Movement Plan
Trash Truck Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6vVehicle Movement Plan
Trash Truck Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6wVehicle Movement Plan
Trash Truck Eastbound Exiting
Building 2 - Boynton Yards
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Building 3 
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Building 4 
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Building 5 
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Building 6 (TAZA) 
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Building 1 (101 South/1 Earle Street) TAP dated December 5, 2018 
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To: Mayor’s Office of Strategic Planning 
and Community Development  
City of Somerville  
93 Highland Avenue  
Somerville, MA 02143 

Date: 
 

December 5, 2018 
 

  Project #: 14417.00  
 

From: Patrick Dunford, P.E. 
Senior Project Manager 

Re: Transportation Access Plan 
2 Earle Street – Boynton Yards  
Somerville, Massachusetts 
 

 
The following information is being provided to document the draft Transportation Access Plan (TAP) for the proposed 
development (the “Project”) of 2 Earle Street in Somerville, Massachusetts (the “Site”). The Project represents the first 
phase of development within the overall planned Boynton Yards development. The TAP will be issued as a final 
document upon review and approval by the city, following and required edits or additional from that review. This 
document and accompanying information depicts the proposed Project access for automobile, bicycle, and pedestrian 
traffic. Information regarding truck deliveries and service vehicles (trash, recycling, etc.) also is provided for review.  

Site Access Plan  

The Building 2 parcel currently has a single full-access driveway at the center of its northerly frontage on Windsor 
Place. A new 18-foot wide one-way shared roadway also will be constructed west of and adjacent to Building 2 
connecting South Street to Windsor Place. This shared roadway is intended primarily for pedestrian use and pick-up 
drop-off activity for taxis and ride-share services. To promote the shared activity pavers will be used instead of 
standard roadway asphalt. The new Building 2 will contain an underground parking facility containing 250 parking 
spaces, including 70 compact spaces, and 7 accessible spaces. Included in this total are 26 tandem spaces, which will 
require internal management by the office tenant to coordinate the moving of an outer car in the tandem 
arrangement to allow for the inner car to exit. The garage will include a total of 12 EV-charging parking spaces spread 
out throughout each level of the garage. Bike parking for 117 bicycles also will be provided within the garage. Access 
to that garage now will be provided by a single full-access driveway on Earle Street approximately 120 feet to the 
north of South Street. Originally, with the previously approved Building 2 plans, the garage access was to be provided 
at the westerly end of the building, but that has been revised as summarized above. The proposed Building 1 layout to 
the east also is undergoing design changes, and a separate TAP and Mobility Plan will be prepared for that 
development once the design has been advanced further. Likewise, detailed design plans have not yet been 
developed for the future Buildings 3, 4, and 5 within the overall Boynton Yards development. However, the six curb 
cuts along those parcels’ Windsor Place frontage likely will be consolidated into a single full-access curb cuts on either 
Windsor Place or a future-realigned South Street. The resulting driveway will be clearly configured and appropriately 
separated from other nearby curb cuts. The realignment of South Street has been a longstanding goal of the City in 
this area. Accordingly, Building 2 has been positioned to be compatible with both the existing roadway, and the future 
condition involving shifting the roadway to the south. The design of the other future Boynton Yards buildings will 
follow this same practice of not precluding the future realignment of South Street. This is consistent with the City of 
Somerville’s May 2017 “Union Square Neighborhood Development Plan” (USNDP). The USNDP presented the City’s 
vision for a reconfigured roadway network surrounding the Project Site. The reconstruction of Earle Street east of and 
adjacent to Building 2 will be the first step in this process. Ultimately, as part of the longer-term vision for this area, 
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this reconfigured roadway may extend further to the north under the future Green Line Extension providing even 
greater connectivity in the area. 

As part of the Building 2 construction, new and improved sidewalks complying with Massachusetts Architectural 
Access Board (AAB) requirements will be provided along the perimeter of Building 2. A continuous sidewalk with a 
minimum width of at least 7.5 feet will be provided along the northerly, southerly and easterly ends of Building 2. 
Most of this area also will feature space to be used for tree pits, pavers, or street furniture. Pedestrians also will be 
accommodated within the shared roadway to the west of the building.    

Site Plans and Supporting Graphics 

The Project Site plans accompanying this application have been attached for reference. To supplement the Site plans, 
graphics highlighting the planned vehicular and pedestrian accommodations have been provided for general 
reference.  

Transportation Elements Plan 

The attached “Figure 1 – Transportation Elements Plan” provides the required content specified for the TAP 
Transportation Elements Plan. This plan is being provided solely for the purposes of this TAP, and any detailed 
architectural information should be taken from the plans accompanying this overall submittal package. The roadway 
dimensions, roadway striping, and signage all are depicted on the “Layout & Materials Plan” within the civil/site plans 
accompanying this submittal.  

On-Street Parking  

The regulation of on-street parking will be coordinated through consultation with the City of Somerville. The current 
plans accompanying this submittal depict five spaces being provided along the westerly side of Earle Street, and five 
along the southerly side of Windsor Place north of and adjacent to Building 2. These spaces will help serve the 
individual businesses along the Site frontage, while helping to create a vibrant street environment. There also is 
parallel parking allowed along the southerly side of South Street near the Site. These spaces currently have two-hour 
time limit from 8 AM to 2:30 AM (except by permit) with permit parking only from 2:30 AM to 8:00 AM. 

Pedestrian Access Plan 

Figure 2 depicts the Project sidewalk network and general building entrance locations is provided attached to this 
document. The building entrances shown are general locations; the exact details are provided within the architectural 
plans accompanying this overall submittal.  

Bicycle Parking Plan  

A total of 117 bicycle parking spaces are shown on the architectural plans accompanying this overall submittal, which 
exceeds the City of Somerville Zoning Bylaws requirement of 98 spaces. These spaces will be provided within a secure 
bicycle room within Level P0 of the garage.  

http://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&cad=rja&uact=8&ved=0ahUKEwi-jJXn49bYAhWHk-AKHWmrDb8QFggoMAA&url=http%3A%2F%2Fwww.mass.gov%2Focabr%2Fgovernment%2Foca-agencies%2Fdpl-lp%2Fopsi%2Fconsumer-prot-and-bus-lic%2Flicense-type%2Faab%2Faab-rules-and-regulations-pdf.html&usg=AOvVaw23flaC6EInk7Fg-NQ0Uqvg
http://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&cad=rja&uact=8&ved=0ahUKEwi-jJXn49bYAhWHk-AKHWmrDb8QFggoMAA&url=http%3A%2F%2Fwww.mass.gov%2Focabr%2Fgovernment%2Foca-agencies%2Fdpl-lp%2Fopsi%2Fconsumer-prot-and-bus-lic%2Flicense-type%2Faab%2Faab-rules-and-regulations-pdf.html&usg=AOvVaw23flaC6EInk7Fg-NQ0Uqvg
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Motor Vehicle Parking Plan 

A plan showing the proposed structured parking supply, surface parking spaces, and on-street parking is provided 
attached to this document as Figure 3.   

Vehicle Movement Plan 

Vehicle tracking diagrams have been provided to demonstrate the ability of large vehicles to navigate in and out of 
the Project Site from the various loading facilities and/or driveways. Due to the different sizes of vehicles involved, 
separate figures depicting the movements are provided attached to this document. 
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Legend Abbreviations
General

Utility

BORDERING LAND SUBJECT

BUILDINGS

DRAIN MANHOLE ECCENTRIC

SEWER MANHOLE ECCENTRIC

DOUBLE CATCH BASIN ECCENTRIC

CATCH BASIN ECCENTRIC

General
1. CONTRACTOR SHALL NOTIFY "DIG-SAFE" (1-888-344-7233) AT LEAST 72 HOURS BEFORE EXCAVATING.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR SITE SECURITY AND JOB SAFETY. CONSTRUCTION ACTIVITIES
SHALL BE IN ACCORDANCE WITH OSHA STANDARDS AND LOCAL REQUIREMENTS.

3. ACCESSIBLE ROUTES, PARKING SPACES, RAMPS, SIDEWALKS AND WALKWAYS SHALL BE CONSTRUCTED
IN CONFORMANCE WITH THE FEDERAL AMERICANS WITH DISABILITIES ACT AND WITH STATE AND
LOCAL LAWS AND REGULATIONS (WHICHEVER ARE MORE STRINGENT).

4. AREAS DISTURBED DURING CONSTRUCTION AND NOT RESTORED WITH IMPERVIOUS SURFACES
(BUILDINGS, PAVEMENTS, WALKS, ETC.) SHALL RECEIVE 6 INCHES LOAM AND SEED.

5. WITHIN THE LIMITS OF THE BUILDING FOOTPRINT, THE SITE CONTRACTOR SHALL PERFORM
EARTHWORK OPERATIONS REQUIRED UP TO SUBGRADE ELEVATIONS.

6. WORK WITHIN THE LOCAL RIGHTS-OF-WAY SHALL CONFORM TO LOCAL MUNICIPAL STANDARDS.
WORK WITHIN STATE RIGHTS-OF-WAY SHALL CONFORM TO THE LATEST EDITION OF THE STATE
HIGHWAY DEPARTMENTS STANDARD SPECIFICATIONS FOR HIGHWAYS AND BRIDGES.

7. UPON AWARD OF CONTRACT, CONTRACTOR SHALL MAKE NECESSARY CONSTRUCTION NOTIFICATIONS
AND APPLY FOR AND OBTAIN NECESSARY PERMITS, PAY FEES, AND POST BONDS ASSOCIATED WITH
THE WORK INDICATED ON THE DRAWINGS, IN THE SPECIFICATIONS, AND IN THE CONTRACT
DOCUMENTS. DO NOT CLOSE OR OBSTRUCT ROADWAYS, SIDEWALKS, AND FIRE HYDRANTS, WITHOUT
APPROPRIATE PERMITS.

8. TRAFFIC SIGNAGE AND PAVEMENT MARKINGS SHALL CONFORM TO THE MANUAL OF UNIFORM
TRAFFIC CONTROL DEVICES (M.U.T.C.D.).

9. AREAS OUTSIDE THE LIMITS OF PROPOSED WORK DISTURBED BY THE CONTRACTOR'S OPERATIONS
SHALL BE RESTORED BY THE CONTRACTOR TO THEIR ORIGINAL CONDITION AT THE CONTRACTOR'S
EXPENSE.

10. IN THE EVENT THAT SUSPECTED CONTAMINATED SOIL, GROUNDWATER, AND OTHER MEDIA ARE
ENCOUNTERED DURING EXCAVATION AND CONSTRUCTION ACTIVITIES BASED ON VISUAL, OLFACTORY,
OR OTHER EVIDENCE, THE CONTRACTOR SHALL STOP WORK IN THE VICINITY OF THE SUSPECT
MATERIAL TO AVOID FURTHER SPREADING OF THE MATERIAL, AND SHALL NOTIFY THE OWNER
IMMEDIATELY SO THAT THE APPROPRIATE TESTING AND SUBSEQUENT ACTION CAN BE TAKEN.

11. CONTRACTOR SHALL PREVENT DUST, SEDIMENT, AND DEBRIS FROM EXITING THE SITE AND SHALL BE
RESPONSIBLE FOR CLEANUP, REPAIRS AND CORRECTIVE ACTION IF SUCH OCCURS.

12. DAMAGE RESULTING FROM CONSTRUCTION LOADS AND ACTIVITIES SHALL BE REPAIRED BY THE
CONTRACTOR AT NO ADDITIONAL COST TO OWNER.

13. CONTRACTOR SHALL CONTROL STORMWATER RUNOFF DURING CONSTRUCTION TO PREVENT ADVERSE
IMPACTS TO OFF SITE AREAS, AND SHALL BE RESPONSIBLE TO REPAIR RESULTING DAMAGES, IF ANY, AT
NO COST TO OWNER.

14. THIS PROJECT DISTURBS MORE THAN ONE ACRE OF LAND AND FALLS WITHIN THE NPDES
CONSTRUCTION GENERAL PERMIT (CGP) PROGRAM AND EPA JURISDICTION.  PRIOR TO THE START OF
CONSTRUCTION CONTRACTOR IS TO FILE A CGP NOTICE OF INTENT WITH THE EPA AND PREPARE A
STORMWATER POLLUTION PREVENTION PLAN IN ACCORDANCE WITH THE NPDES REGULATIONS.
CONTRACTOR SHALL CONFIRM THE OWNER HAS ALSO FILED A NOTICE OF INTENT WITH THE EPA.

Utilities
1. THE LOCATIONS, SIZES, AND TYPES OF EXISTING UTILITIES ARE SHOWN AS AN APPROXIMATE

REPRESENTATION ONLY. THE OWNER OR ITS REPRESENTATIVE(S) HAVE NOT INDEPENDENTLY VERIFIED
THIS INFORMATION AS SHOWN ON THE PLANS. THE UTILITY INFORMATION SHOWN DOES NOT
GUARANTEE THE ACTUAL EXISTENCE, SERVICEABILITY, OR OTHER DATA CONCERNING THE UTILITIES,
NOR DOES IT GUARANTEE AGAINST THE POSSIBILITY THAT ADDITIONAL UTILITIES MAY BE PRESENT
THAT ARE NOT SHOWN ON THE PLANS. PRIOR TO ORDERING MATERIALS AND BEGINNING
CONSTRUCTION, THE CONTRACTOR SHALL VERIFY AND DETERMINE THE EXACT LOCATIONS, SIZES, AND
ELEVATIONS OF THE POINTS OF CONNECTIONS TO EXISTING UTILITIES AND, SHALL CONFIRM THAT
THERE ARE NO INTERFERENCES WITH EXISTING UTILITIES AND THE PROPOSED UTILITY ROUTES,
INCLUDING ROUTES WITHIN THE PUBLIC RIGHTS OF WAY.

2. WHERE AN EXISTING UTILITY IS FOUND TO CONFLICT WITH THE PROPOSED WORK, OR EXISTING
CONDITIONS DIFFER FROM THOSE SHOWN SUCH THAT THE WORK CANNOT BE COMPLETED AS
INTENDED, THE LOCATION, ELEVATION, AND SIZE OF THE UTILITY SHALL BE ACCURATELY DETERMINED
WITHOUT DELAY BY THE  CONTRACTOR, AND THE INFORMATION FURNISHED IN WRITING TO THE
OWNER'S REPRESENTATIVE FOR THE RESOLUTION OF THE CONFLICT AND CONTRACTOR'S FAILURE TO
NOTIFY PRIOR TO PERFORMING ADDITIONAL WORK RELEASES OWNER FROM OBLIGATIONS FOR
ADDITIONAL PAYMENTS WHICH OTHERWISE MAY BE WARRANTED TO RESOLVE THE CONFLICT.

3. SET CATCH BASIN RIMS, AND INVERTS OF SEWERS, DRAINS, AND DITCHES IN ACCORDANCE WITH
ELEVATIONS ON THE GRADING AND UTILITY PLANS.

4. RIM ELEVATIONS FOR DRAIN AND SEWER MANHOLES, WATER VALVE COVERS, GAS GATES, ELECTRIC
AND TELEPHONE PULL BOXES, AND MANHOLES, AND OTHER SUCH ITEMS, ARE APPROXIMATE AND
SHALL BE SET/RESET AS FOLLOWS:

A. PAVEMENTS AND CONCRETE SURFACES:  FLUSH

B. ALL SURFACES ALONG ACCESSIBLE ROUTES:  FLUSH

C. LANDSCAPE, LOAM AND SEED, AND OTHER EARTH SURFACE AREAS:  ONE INCH ABOVE
SURROUNDING AREA AND TAPER EARTH TO THE RIM ELEVATION.

5. THE LOCATION, SIZE, DEPTH, AND SPECIFICATIONS FOR CONSTRUCTION OF PROPOSED PRIVATE UTILITY
SERVICES SHALL BE INSTALLED ACCORDING TO THE REQUIREMENTS PROVIDED BY, AND APPROVED BY,
THE RESPECTIVE UTILITY COMPANY (GAS, TELEPHONE, ELECTRIC, FIRE ALARM, ETC.). FINAL DESIGN
LOADS AND LOCATIONS TO BE COORDINATED WITH OWNER AND ARCHITECT.

6. CONTRACTOR SHALL MAKE ARRANGEMENTS FOR AND SHALL BE RESPONSIBLE FOR PAYING FEES FOR
POLE RELOCATION AND FOR THE ALTERATION AND ADJUSTMENT OF GAS, ELECTRIC, TELEPHONE, FIRE
ALARM, AND ANY OTHER PRIVATE UTILITIES, WHETHER WORK IS PERFORMED BY CONTRACTOR OR BY
THE UTILITIES COMPANY.

7. UTILITY PIPE MATERIALS SHALL BE AS FOLLOWS, UNLESS OTHERWISE NOTED ON THE PLAN:

A. WATER PIPES SHALL BE DUCTILE IRON CEMENT LINED (DICL) CLASS 52

B. SANITARY SEWER PIPES SHALL BE POLYVINYL CHLORIDE (PVC) SDR 35 SEWER PIPE

C. STORM DRAINAGE PIPES SHALL BE REINFORCED CONCRETE PIPE (RCP)

D.  PIPE INSTALLATION AND MATERIALS SHALL COMPLY WITH THE STATE PLUMBING CODE WHERE
APPLICABLE. CONTRACTOR SHALL COORDINATE WITH LOCAL PLUMBING INSPECTOR PRIOR TO
BEGINNING WORK.

8. CONTRACTOR SHALL COORDINATE WITH ELECTRICAL CONTRACTOR AND SHALL FURNISH EXCAVATION,
INSTALLATION, AND BACKFILL OF ELECTRICAL FURNISHED SITEWORK RELATED ITEMS SUCH AS PULL
BOXES, CONDUITS, DUCT BANKS, LIGHT POLE BASES, AND CONCRETE PADS.  SITE CONTRACTOR SHALL
FURNISH CONCRETE ENCASEMENT OF DUCT BANKS IF REQUIRED BY THE UTILITY COMPANY AND AS
INDICATED ON THE DRAWINGS.

9. CONTRACTOR SHALL EXCAVATE AND BACKFILL TRENCHES FOR GAS IN ACCORDANCE WITH GAS
COMPANY'S REQUIREMENTS.

10. ALL DRAINAGE AND SANITARY STRUCTURE INTERIOR DIAMETERS (4' MIN.) SHALL BE DETERMINED BY
THE MANUFACTURER BASED ON THE PIPE CONFIGURATIONS SHOWN ON THESE PLANS AND LOCAL
MUNICIPAL STANDARDS.  FOR MANHOLES THAT ARE 20 FEET IN DEPTH AND GREATER, THE MINIMUM
DIAMETER SHALL BE 5 FEET.

Layout and Materials
1. DIMENSIONS ARE FROM THE FACE OF CURB, FACE OF BUILDING, FACE OF WALL, AND CENTER LINE OF

PAVEMENT MARKINGS, UNLESS OTHERWISE NOTED.

2. CURB RADII ARE 3 FEET (3') UNLESS OTHERWISE NOTED.

3. CURBING SHALL BE VERTICAL GRANITE CURB (VGC) WITHIN THE SITE UNLESS OTHERWISE INDICATED
ON THE PLANS.

4. SEE ARCHITECTURAL DRAWINGS FOR EXACT BUILDING DIMENSIONS AND DETAILS CONTIGUOUS TO
THE BUILDING, INCLUDING SIDEWALKS, RAMPS, BUILDING ENTRANCES, STAIRWAYS, UTILITY
PENETRATIONS, CONCRETE DOOR PADS, COMPACTOR PAD, LOADING DOCKS, BOLLARDS, ETC.

5. PROPOSED BOUNDS AND ANY EXISTING PROPERTY LINE MONUMENTATION DISTURBED DURING
CONSTRUCTION SHALL BE SET OR RESET BY A PROFESSIONAL LICENSED SURVEYOR.

6. PRIOR TO START OF CONSTRUCTION, CONTRACTOR SHALL VERIFY EXISTING PAVEMENT ELEVATIONS AT
INTERFACE WITH PROPOSED PAVEMENTS, AND EXISTING GROUND ELEVATIONS ADJACENT TO
DRAINAGE OUTLETS TO ASSURE PROPER TRANSITIONS BETWEEN EXISTING AND PROPOSED FACILITIES.

Demolition
1. CONTRACTOR SHALL REMOVE AND DISPOSE OF EXISTING MANMADE SURFACE FEATURES WITHIN THE

LIMIT OF WORK INCLUDING BUILDINGS, STRUCTURES, PAVEMENTS, SLABS, CURBING, FENCES, UTILITY
POLES, SIGNS, ETC. UNLESS INDICATED OTHERWISE ON THE DRAWINGS. REMOVE AND DISPOSE OF
EXISTING UTILITIES, FOUNDATIONS AND UNSUITABLE MATERIAL BENEATH AND FOR A DISTANCE OF 10
FEET BEYOND THE PROPOSED BUILDING FOOTPRINT INCLUDING EXTERIOR COLUMNS.

2. EXISTING UTILITIES SHALL BE TERMINATED, UNLESS OTHERWISE NOTED, IN CONFORMANCE WITH
LOCAL, STATE AND INDIVIDUAL UTILITY COMPANY STANDARD SPECIFICATIONS AND DETAILS. THE
CONTRACTOR SHALL COORDINATE UTILITY SERVICE DISCONNECTS WITH THE UTILITY
REPRESENTATIVES.

3. CONTRACTOR SHALL DISPOSE OF DEMOLITION DEBRIS IN ACCORDANCE WITH APPLICABLE FEDERAL,
STATE AND LOCAL REGULATIONS, ORDINANCES AND STATUTES.

4 THE DEMOLITION LIMITS DEPICTED IN THE PLANS IS INTENDED TO AID THE CONTRACTOR DURING THE
BIDDING AND CONSTRUCTION PROCESS AND IS NOT INTENDED TO DEPICT EACH AND EVERY ELEMENT
OF DEMOLITION. THE CONTRACTOR IS RESPONSIBLE FOR IDENTIFYING THE DETAILED SCOPE OF
DEMOLITION BEFORE SUBMITTING ITS BID/PROPOSAL TO PERFORM THE WORK AND SHALL MAKE NO
CLAIMS AND SEEK NO ADDITIONAL COMPENSATION FOR CHANGED CONDITIONS OR UNFORESEEN OR
LATENT SITE CONDITIONS RELATED TO ANY CONDITIONS DISCOVERED DURING EXECUTION OF THE
WORK.

5. UNLESS OTHERWISE SPECIFICALLY PROVIDED ON THE PLANS OR IN THE SPECIFICATIONS, THE ENGINEER
HAS NOT PREPARED DESIGNS FOR AND SHALL HAVE NO RESPONSIBILITY FOR THE PRESENCE,
DISCOVERY, REMOVAL, ABATEMENT OR DISPOSAL OF HAZARDOUS MATERIALS, TOXIC WASTES OR
POLLUTANTS AT THE PROJECT SITE. THE ENGINEER SHALL NOT BE RESPONSIBLE FOR ANY CLAIMS OF
LOSS, DAMAGE, EXPENSE, DELAY, INJURY OR DEATH ARISING FROM THE PRESENCE OF HAZARDOUS
MATERIAL AND CONTRACTOR SHALL INDEMNIFY AND HOLD HARMLESS THE ENGINEER FROM ANY
CLAIMS MADE IN CONNECTION THEREWITH. MOREOVER, THE ENGINEER SHALL HAVE NO
ADMINISTRATIVE OBLIGATIONS OF ANY TYPE WITH REGARD TO ANY CONTRACTOR AMENDMENT
INVOLVING THE ISSUES OF PRESENCE, DISCOVERY, REMOVAL, ABATEMENT OR DISPOSAL OF ASBESTOS
OR OTHER HAZARDOUS MATERIALS.

Erosion Control
1. PRIOR TO STARTING ANY OTHER WORK ON THE SITE, THE CONTRACTOR SHALL NOTIFY APPROPRIATE

AGENCIES AND SHALL INSTALL EROSION CONTROL MEASURES AS SHOWN ON THE PLANS AND AS
IDENTIFIED IN FEDERAL, STATE, AND LOCAL APPROVAL DOCUMENTS PERTAINING TO THIS PROJECT.

2. CONTRACTOR SHALL INSPECT AND MAINTAIN EROSION CONTROL MEASURES ON A WEEKLY BASIS
(MINIMUM) OR AS REQUIRED PER THE STORMWATER POLLUTION PREVENTION PLAN (SWPPP). THE
CONTRACTOR SHALL ADDRESS DEFICIENCIES AND MAINTENANCE ITEMS WITHIN TWENTY-FOUR HOURS
OF INSPECTION. CONTRACTOR SHALL PROPERLY DISPOSE OF SEDIMENT SUCH THAT IT DOES NOT
ENCUMBER OTHER DRAINAGE STRUCTURES AND PROTECTED AREAS.

3. CONTRACTOR SHALL BE FULLY RESPONSIBLE TO CONTROL CONSTRUCTION SUCH THAT
SEDIMENTATION SHALL NOT AFFECT REGULATORY PROTECTED AREAS, WHETHER SUCH
SEDIMENTATION IS CAUSED BY WATER, WIND, OR DIRECT DEPOSIT.

4. CONTRACTOR SHALL PERFORM CONSTRUCTION SEQUENCING SUCH THAT EARTH MATERIALS ARE
EXPOSED  FOR A MINIMUM OF TIME BEFORE THEY ARE COVERED, SEEDED, OR OTHERWISE STABILIZED
TO PREVENT EROSION.

5. UPON COMPLETION OF CONSTRUCTION AND ESTABLISHMENT OF PERMANENT GROUND COVER,
CONTRACTOR SHALL REMOVE AND DISPOSE OF EROSION CONTROL MEASURES AND CLEAN SEDIMENT
AND DEBRIS FROM ENTIRE DRAINAGE AND SEWER SYSTEMS.

Existing Conditions Information
1. BASE PLAN:  THE PROPERTY LINES SHOWN WERE DETERMINED BY AN ACTUAL FIELD SURVEY

CONDUCTED  BY ODONE SURVEY & MAPPING AND FROM PLANS OF RECORD. THE TOPOGRAPHY AND
PHYSICAL FEATURES ARE  BASED ON AN ACTUAL FIELD SURVEY PERFORMED ON THE GROUND BY
ODONE SURVEY & MAPPING, DURING AUGUST 2-4, 2017 AND COMPILED BY PARTNER ENGINEERING
AND SCIENCE, INC. THE DATE OF LAST REVISION IS NOVEMBER 30, 2017.

2. TOPOGRAPHY:  ELEVATIONS ARE BASED ON NAVD 88.

Document Use
1. THESE PLANS AND CORRESPONDING CADD DOCUMENTS ARE INSTRUMENTS OF PROFESSIONAL

SERVICE, AND SHALL NOT BE USED, IN WHOLE OR IN PART, FOR ANY PURPOSE OTHER THAN FOR
WHICH IT WAS CREATED WITHOUT THE EXPRESSED, WRITTEN CONSENT OF VHB. ANY UNAUTHORIZED
USE, REUSE, MODIFICATION OR ALTERATION, INCLUDING AUTOMATED CONVERSION OF THIS
DOCUMENT SHALL BE AT THE USER'S SOLE RISK WITHOUT LIABILITY OR LEGAL EXPOSURE TO VHB.

2. CONTRACTOR SHALL NOT RELY SOLELY ON ELECTRONIC VERSIONS OF PLANS, SPECIFICATIONS, AND
DATA FILES THAT ARE OBTAINED FROM THE DESIGNERS, BUT SHALL VERIFY LOCATION OF PROJECT
FEATURES IN ACCORDANCE WITH THE PAPER COPIES OF THE PLANS AND SPECIFICATIONS THAT ARE
SUPPLIED AS PART OF THE CONTRACT DOCUMENTS.

3. SYMBOLS AND LEGENDS OF PROJECT FEATURES ARE GRAPHIC REPRESENTATIONS AND ARE NOT
NECESSARILY SCALED TO THEIR ACTUAL DIMENSIONS OR LOCATIONS ON THE DRAWINGS. THE
CONTRACTOR SHALL REFER TO THE DETAIL SHEET DIMENSIONS, MANUFACTURERS' LITERATURE, SHOP
DRAWINGS AND FIELD MEASUREMENTS OF SUPPLIED PRODUCTS FOR LAYOUT OF THE PROJECT
FEATURES.
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CONTRACTOR TO INSTALL
EROSION CONTROL SILT SACK
SEDIMENT TRAP AT ALL EXISTING
CATCH BASIN INLETS, ADJACENT
TO THE LIMIT OF WORK (TYP)

DEMOLISH EXISTING JAMSPOT
BUILDING; CONTRACTOR TO
COORDINATE UTILITY DISCONNECTIONS
WITH UTILITY COMPANIES

RELOCATED OVERHEAD ELECTRIC AND
TELEPHONE WIRES FROM ENABLING
PHASE; SEE ENABLING PLANS

TEMPORARY UTILITY POLE FROM
ENABLING PHASE TO CARRY
RELOCATED OVERHEAD ELECTRIC AND
TELEPHONE WIRES (TYP)

PROTECT AND MAINTAIN
EXISTING UTILITY POLE AND
OVERHEAD WIRES

REMOVE AND RELOCATE
EXISTING OVERHEAD WIRES
TRAVERSING THE SITE (TYP)

RE-ROUTED GAS SERVICE FROM
ENABLING PHASE; SEE ENABLING PLANS

CONTRACTOR TO DETERMINE
LOGISTICS FOR TELEPHONE AND
ELECTRIC SUPPLY TO GENTLE
GIANT BUILDING

CONTRACTOR TO REMOVE STREET
LIGHTING ALONG WESTERN
SIDEWALK OF EARLE STREET AND
PROVIDE TEMP LIGHTING UNTIL
PERMANENT STREET LIGHTING IS
INSTALLED

REMOVE ALL EXISTING UTILITIES
FOUND WITHIN LIMITS OF
PROPOSED BUILDING;
CONTRACTOR TO COORDINATE
WITH UTILITY PROVIDERS

CONSTRUCTION FENCE (TYP);
CONTRACTOR TO DETERMINE
LOCATION BASED ON SITE LOGISTICS

SILTSOCK EROSION CONTROL BARRIER
(TYP); CONTRACTOR TO DETERMINE
LOCATION BASED ON SITE LOGISTICS

PROPERTY LINE (TYP)

ABUTTING PROPERTY
LINE (TYP)

TEMPORARY UTILITY POLE (TYP)

CONNECT RELOCATED OVERHEAD
WIRES TO EXISTING UTILITY POLE
IN GENTLE GIANT PARKING LOT

LIMIT OF PROPOSED BUILDING
AT GRADE; SEE ARCHITECTURAL
PLANS FOR DETAILS

RELOCATE OVERHEAD ELECTRIC AND
TELEPHONE WIRES TO GENTLE GIANT
BUILDING; CONTRACTOR TO COORDINATE
WITH UTILITY PROVIDERS

CONTRACTOR TO LOCATE
CONSTRUCTION ENTRANCE/EXIT
BASED ON SITE LOGISTICS

REMOVE AND RELOCATE
EXISTING OVERHEAD WIRES
TRAVERSING THE SITE (TYP)

G

PROTECT AND
MAINTAIN EXISTING
STREET TREE

R&D EXISTING 8'
WOOD FENCE (TYP)

REMOVE ALL EXISTING
STREET LIGHTS WITHIN
LIMIT OF  NEW SIDEWALK
WORK (TYP)

REMOVE EXISTING STREET
TREES WITHIN LIMIT OF
WORK (TYP OF 5)

REMOVE AND STACK ALL
EXISTING STREET SIGNS WITHIN
LIMIT OF WORK (TYP OF 4)

REMOVE AND STOCKPILE ALL
EXISTING VGC WITHIN LIMIT
OF WORK (TYP)

R&D ALL CONCRETE SIDEWALKS
WITHIN LIMIT OF WORK (TYP)

R&D ALL CONCRETE
CURB WITHIN LIMIT
OF WORK (TYP)
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2 EARLE
FOOTPRINT = 27,635 SF

VGC

VG
C

VGC

VG
C

CONCRETE
DRIVEWAY APRON

CITY STANDARD CONCRETE
SIDEWALK (TYP)

ACR TYPE D

VG
C124.25'

111.79'

CONCRETE
DRIVEWAY APRON

CONCRETE
DRIVEWAY APRON

LANDSCAPE PLANTER (TYP);
SEE LANDSCAPE PLANS

PERMEABLE PAVER FURNISHING
ZONE; SEE LANDSCAPE PLANS

CONCRETE SIDEWALK

CITY STANDARD
CONCRETE SIDEWALK (TYP)

PERMEABLE PAVER
FURNISHING ZONE; SEE
LANDSCAPE PLANS (TYP)

EO
P

EOP

CONCRETE SIDEWALK

24
5.

25
'

LA

LA

LA

LA

LA

LA

LA

LA

LA

LA LA

LA

LA

LA

LA

R30'

R5'

R5'

R5'

R20'

R5'

R10'

R10'

R5'

R500'

R5'

LOADING DOCK

HAZARDOUS STORAGE

AVAILABLE SPACE

AVAILABLE
SPACE

BOH

TEL/
DATA ELECTRICAL

WATER
PUMP

EVERSOURCE ALCOVE

FCC

PH ROOM

MAIN LOBBY

GARAGE RAMP

BOH

AVAILABLE SPACE

M
AI

N 
EL

EC

VGC

VGC

VEHICULAR PAVER MATERIAL;
SEE LANDSCAPE PLANS (TYP)

DECORATIVE BOLLARD;
SEE LANDSCAPE PLANS (TYP OF 61)

PEDESTRIAN PAVER MATERIAL;
SEE LANDSCAPE PLANS (TYP)

PERMEABLE PAVER MATERIAL
(TYP); SEE LANDSCAPE PLANS

SITE LIGHTING (TYP);
SEE LANDSCAPE PLANS

TREE PIT (TYP);
SEE LANDSCAPE PLANS

FLOATING BENCH (TYP);
SEE LANDSCAPE PLANS

24" FLUSH PAVER STRIP;
SEE LANDSCAPE PLANS

CITY STANDARD STREET
LIGHT (TYP OF 9); SEE
LANDSCAPE PLANS

PERMEABLE PAVER
FURNISHING ZONE; SEE
LANDSCAPE PLANS (TYP)

APPROXIMATE LIMIT OF BUILDING
AT GRADE (TYP); SEE ARCH PLANS

APPROXIMATE LIMIT OF
BUILDING OVERHANG
(TYP); SEE ARCH PLANS

BUILDING COLUMN (TYP);
SEE ARCH PLANS

PERMEABLE PAVER
FURNISHING ZONE; SEE
LANDSCAPE PLANS (TYP)

CITY STANDARD
CONCRETE SIDEWALK (TYP)

LA

CONCRETE BOLLARD AT
GARAGE ENTRANCE (TYP OF 4)

APPROXIMATE LIMIT OF ARCH
SLURRY WALL; SEE ARCH PLANS

LA

10'

4.5'

12.46'

4.5'

23
'

25
'

18.38'18'

8'
PL

18.37'

18' 12.5'

8'

17.89'
PL

26
.4

5'
PL

5'

4.6
7'

6.38'
PL

5.6
5'

PL

16.31'
PL

4.28'
PL

6.38'
PL

10'

20
'

7.88'

11
'

11
'

8'
4.

5'

10'8'

7.88' 10'

6'
PL

18.35'

4.5
' 4

.8'

12
.7

1'

5' 4'

20'
CLEAR

CITY STANDARD
CROSSWALK (TYP)
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MATERIALS
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2 EARLE

MAINTAIN EXISTING
CATCH BASIN

FFE = 9.50

FFE = 9.50

FFE = 10.00

FFE = 9.50

FFE = 9.50

FFE = 9.50
FFE = 9.50

FFE = 9.50

FFE = 9.50

FFE = 9.50

FFE = 9.50

FFE = 9.50

FFE = 9.50

FFE = 9.50

FFE = 9.50

LOADING DOCK

HAZARDOUS STORAGE

AVAILABLE SPACE

AVAILABLE
SPACE

BOH

TEL/
DATA ELECTRICAL

WATER
PUMP

EVERSOURCE ALCOVE

FCC

PH ROOM

MAIN LOBBY

GARAGE RAMP

BOH

AVAILABLE SPACE

FF
E 

= 
9.

50
M

AI
N 

EL
EC

EXISTING CATCH BASIN TO REMAIN;
CONTRACTOR TO ADJUST RIM TO
MATCH PROPOSED GRADE

STUB 24" DRAIN FOR
FUTURE DEVELOPMENT
AT INV = -0.10

10'X6' DIVERSION
STRUCTURE FOR
COMBINED OVERFLOWS

CONTRACTOR TO INSTALL SILT SACK
SEDIMENT TRAPS AT ALL DRAIN INLETS
WITHIN THE LIMIT OF WORK (TYP)
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2 EARLE

MAINTAIN EXISTING
CATCH BASIN

LOADING DOCK

HAZARDOUS STORAGE

AVAILABLE SPACE

AVAILABLE
SPACE

BOH

TEL/
DATA ELECTRICAL

WATER
PUMP

EVERSOURCE ALCOVE

FCC

PH ROOM

MAIN LOBBY

GARAGE RAMP

BOH

AVAILABLE SPACE

M
AI

N 
EL

EC

UG
E

UG
T

8"G

8"
G

8"
G UG

E
UG

T
UG

E
UG

T

8"
G

UGE

STUB 8" GAS LINE FOR
FUTURE DEVELOPMENT

STUB 8-(4") TELDATA
CONDUITS FOR FUTURE
DEVELOPMENT

STUB 8-(5") ELEC
CONDUITS FOR FUTURE
DEVELOPMENT

CONNECT TO EX ELEC
MANHOLE (TO BE
COORDINATED WITH
ELEC PROVIDER)

12-(5") ELEC CONDUITS

 8-(4") TEL CONDUITS

CONNECT 4-(5")
ELEC CONDUITS
AT BUILDING

CONNECT TO TELDATA
DUCTBANK (TO BE
COORDINATED WITH
TELDATA PROVIDER)

PROP EMH TO BE
COORDINATED WITH
ELEC PROVIDER

PROP TMH TO BE
COORDINATED WITH
TELDATA PROVIDER

CONNECTION TO
EXISTING GAS MAIN (TO
BE COORDINATED WITH
GAS PROVIDER)

EXISTING CATCH BASIN TO REMAIN;
CONTRACTOR TO ADJUST RIM TO
MATCH PROPOSED GRADE

16"W

16
"W

16
"W

UG
T

4-(4") TEL CONDUITS
CONNECT TO BUILDING

CONNECT TO EX TEL
MANHOLE (TO BE
COORDINATED WITH
CATV PROVIDER)

10
"W

10
"W

10
"W

CONNECTION TO 16" WATER MAIN

8" FIRE SERVICE
CONNECTION

6" DOM SERVICE
CONNECTION

STUB 15" SEWER FOR
FUTURE DEVELOPMENT
AT INV = -2.00
STUB 24" DRAIN FOR
FUTURE DEVELOPMENT
AT INV = -0.10

10'X6' DIVERSION
STRUCTURE FOR
COMBINED OVERFLOWS

10
"W

CONNECT 12" PVC SEWER
TO EX SEWER MANHOLE

10
"W

16"W STUB 16" WATER FOR
FUTURE DEVELOPMENT

DROP OVER MANHOLE
CONNECTION (INVERT TO
BE CONFIRMED BY
CONTRACTOR)

CONNECT TO EX 16"
WATER MAIN

STUB 10" WATER FOR
FUTURE DEVELOPMENT
CONNECT TO
EX 16" WATER
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Vertical Granite Curb (VGC) Set In Existing Pavement
N.T.S. Source: VHB LD_403

1/16

SLOPE VARIES

6"
5"

(MIN.) 12" ± COMPACTED SUBGRADE

COMPACTED GRAVEL
(11

2" MAX. STONE SIZE)

4000 PSI CEMENT
CONCRETE

6"
18

"

EXISTING
SURFACE

TACK COAT

BIT. CONCRETE PAVEMENT
TOP COURSE (112"MIN.)12" (MIN.)

6"
(T

YP
.)

VERTICAL GRANITE CURB

TREATMENT VARIES

Vertical Granite Curb (VGC)
N.T.S. Source: VHB LD_402

1/16

SLOPE VARIES

6"
5"

(MIN.)6"

6"
18

"

COMPACTED
SUBGRADE

COMPACTED
GRAVEL BASE

4000 PSI CEMENT
CONCRETE IF CURB
IS PLACED AFTER
BINDER IS IN PLACE

TACK COAT

BIT. CONC. PAVEMENT

6"
(T

YP
.)

TREATMENT VARIES

VERTICAL GRANITE CURB

Crosswalk
N.T.S. Source: VHB LD_553

1/16

ST
O

P 
LI

N
E

(S
EE

 P
LA

N
S)

NOTES
1. TWELVE INCH (12") LINES SHALL BE APPLIED IN ONE APPLICATION, NO

COMBINATION OF LINES (TWO - 6 INCH LINES) WILL BE ACCEPTED.

2. LONGITUDINAL CROSSWALK LINES TO BE PARALLEL TO    CURBLINE.

3. ALL LONGITUDINAL CROSSWALK LINES TO BE THE SAME    LENGTH
AND PROPERLY ALIGNED.

4. CROSS WALK SIDESLOPE SHALL NOT EXCEED 1.5%.

AL
IG

N

8' (TYP.)

2'
(M

AX
.)

2'
(T

YP
.)

MAX. SLOPE 1.5%

12" (TYP.)

2'
(M

AX
.)

4' (MIN.)

12"

CURBLINE

CURBLINE

Sign Post - Type 'B'
N.T.S. Source: VHB LD_702

1/16

* THIS DIMENSION SHALL BE A MAXIMUM OF 8' FOR ACCESSIBLE
SIGNAGE.

* THIS DIMENSION SHALL BE A MINIMUM OF 5' FOR ACCESSIBLE
SIGNAGE.

*

4.
0' 2.

0' 1.
5'

*
7'

 (M
IN

.)

**

EARTH INSITU

TYPICAL SIGN

HOLE DIAMETER 716"

SIGN POST ANCHOR
(2.0" X 2.0")

ANCHOR SLEEVE
(2.25" X 2.25")

GROUND SURFACE

SIGN POST
(1.75" X 1.75")

Vertical Granite Curb (VGC) Transition
N.T.S. Source: VHB LD_415

1/16

18
" ±

4'4"

4"

6"

6'

PAVEMENT
SURFACE

SLOPED
GRANITE CURB
(4" REVEAL)

FLUSH JOINT

QUARRY CUT
TRANSITION

VERTICAL GRANITE CURB
TRANSITION PIECE

VERTICAL CURB
(6" REVEAL)

SCHEMATIC

PLAN

ELEVATION

FLUSH JOINT

Bituminous Concrete Pavement Section
N.T.S. Source: VHB LD_430

1/16

NOTES
PAVEMENT SECTION SUBJECT TO CHANGE AND WILL BE BASED ON THE RESULTS OF
FURTHER GEOTECHNICAL INVESTIGATIONS.

12
" C

O
M

PA
CT

ED
GR

AV
EL

COMPACTED SUBGRADE

HEAVY DUTY FLEXIBLE PAVEMENT

2 12" BITUMINOUS DENSE BINDER COURSE
1 12" BITUMINOUS TOP COURSE

REV

Concrete Sidewalk
N.T.S. Source: VHB LD_420

1/16

1.0% (MIN.)
1.5% (MAX.)

NOTES
1. PROVIDE EXPANSION JOINTS

2. AT MIN. 30 FT. O.C. WITH PRE-
FORMED JOINT FILLER.

3. PROVIDE TOOLED CONTROL
JOINTS AT 6' O.C.

4. PROVIDE BROOM FINISH IN
DIRECTION PERPENDICULAR TO
CURB.

CONCRETE
SIDEWALK
12" PREFORMED
EXPANSION JOINT

BLDG. FACE,
FIXED OBJECT,
OR CONC. SIDEWALK SECTION

EXPANSION
JOINT
SEALANT

1 2"

8" COMPACTED GRAVEL
(112" MAX STONE SIZE)

COMPACTED
SUBGRADE

VARIES

6" REVEAL

CURB

FINISH
PAVEMENT

4" CEMENT CONCRETE
(6" THICK IN VEHICULAR AREAS)

NOTE:
CONCRETE FOR SIDEWALKS TO BE
4000 PSI AND FOR DRIVEWAYS
5000 PSI. BOTH MIXES TO BE TYPE II,
6% (1.5±) AIR ENTRAINED.

FINISH
GRADE

SECTION

EXPANSION JOINT DETAIL

Siltsack Sediment Trap
N.T.S. Source: VHB LD_674

1/16

FLOW FLOW

NOTES
1. INSTALL SILTSACK IN ALL CATCH BASINS WHERE INDICATED ON  THE PLAN

BEFORE COMMENCING WORK OR IN PAVED AREAS  AFTER BINDER COURSE IS
PLACED AND HAY BALES HAVE BEEN  REMOVED.

2. GRATE TO BE PLACED OVER SILTSACK.

3. SILTSACK SHALL BE INSPECTED PERIODICALLY AND AFTER ALL  STORM
EVENTS AND CLEANING OR REPLACEMENT SHALL BE  PERFORMED
PROMPTLY AS NEEDED.  MAINTAIN UNTIL UPSTREAM  AREAS HAVE BEEN
PERMANENTLY STABILIZED

SECTION VIEW

PLAN VIEW

EXPANSION RESTRAINT

SILTSACK

CATCH BASIN GRATE

1" REBAR FOR
BAG REMOVAL

CATCH BASIN GRATE

SILTSACK

Siltsock - Erosion Control Barrier
N.T.S. Source: VHB LD_658

1/16

WORK
AREA

FLOW

NOTES
1. SILTSOCK SHALL BE FILTREXX SILTSOXX, OR APPROVED EQUAL.

2. SILTSOCKS SHALL OVERLAP A MINIMUM OF 12 INCHES.

3. SILTSOCK SHALL BE INSPECTED PERIODICALLY AND AFTER ALL STORM
EVENTS, AND REPAIR OR REPLACEMENT SHALL BE PERFORMED PROMPTLY
AS NEEDED.

4. COMPOST MATERIAL SHALL BE DISPERSED ON SITE, AS DETERMINED BY THE
ENGINEER.

5. IF NON BIODEGRADABLE NETTING IS USED THE NETTING SHALL BE
COLLECTED AND DISPOSED OF OFFSITE.

12
" (

M
IN

.)

INSTALL SUPPLEMENTAL
COMPOST MATERIAL

TOP OF
GROUND

BIODEGRADABLE
MESH NETTING

COMPOST FILLED
SILTSOCK (12" TYP.)

2" X 2" WOOD STAKE,
PLACED 10' O.C.

3"
-4

"

PROTECTED AREA

Stabilized Construction Exit
N.T.S. Source: VHB LD_682

1/16

3' 5:1

NOTES
1. EXIT WIDTH SHALL BE A TWENTY-FIVE (25) FOOT MINIMUM,  BUT NOT

LESS THAN THE FULL WIDTH AT POINTS WHERE  INGRESS OR EGRESS
OCCURS.

2. THE EXIT SHALL BE MAINTAINED IN A CONDITION WHICH SHALL
PREVENT TRACKING OR FLOWING OF SEDIMENT ONTO PUBLIC
RIGHTS-OF-WAY. THIS MAY REQUIRE PERIODIC TOP DRESSING WITH
ADDITIONAL STONE AS CONDITIONS DEMAND AND REPAIR OR
CLEANOUT OF ANY MEASURES USED TO TRAP SEDIMENT.  ALL
SEDIMENT SPILLED, DROPPED, WASHED OR TRACKED ONTO PUBLIC
RIGHTS-OF-WAY MUST BE REMOVED  IMMEDIATELY.  BERM SHALL BE
PERMITTED.  PERIODIC INSPECTION  AND MAINTENANCE SHALL BE
PROVIDED AS NEEDED.

3. STABILIZED CONSTRUCTION EXIT SHALL BE REMOVED PRIOR TO FINAL
FINISH MATERIALS BEING INSTALLED.

PLAN VIEW

CROSS-SECTION

1 12" CRUSHED STONE

FILTER
FABRIC

MOUNTABLE BERM

EXISTING
PAVEMENT

50' (MIN.)SITE

4" (MIN.)

25
'

(M
IN

.)

10
'

10
'

EXISTING
PAVEMENT

10' (MIN.)

50' (MIN.)SITE

Concrete Driveway Apron
N.T.S. Source: VHB

2012
REV

Section

Plan

Accessible Curb Ramp (ACR) Type 'D-D'
N.T.S. Source: VHB LD_503

1/16

14" LIP MAX.
SEE NOTE 9

NOTES
1. THE MAXIMUM ALLOWABLE SIDEWALK AND CURB RAMP CROSS SLOPES SHALL BE 1.5 (1% MIN.).
2. THE MAXIMUM ALLOWABLE SLOPE OF ACCESSIBLE ROUTE EXCLUDING CURB RAMPS SHALL BE 5%.
3. THE MAXIMUM ALLOWABLE SLOPE OF ACCESSIBLE ROUTE AT CURB RAMPS SHALL BE 7.5%.
4. A MINIMUM OF 3 FEET CLEAR SHALL BE MAINTAINED AT ANY PERMANENT OBSTACLE IN

ACCESSIBLE ROUTE (I.E., HYDRANTS, UTILITY POLES, TREE WELLS, SIGNS, ETC.).
5. CURB TREATMENT VARIES, SEE PLANS FOR CURB TYPE.
6. RAMP, CURB AND ADJACENT PAVEMENTS SHALL BE GRADED TO PREVENT PONDING.
7. SEE TYPICAL SIDEWALK SECTION FOR RAMP CONSTRUCTION.
8. WHERE ACCESSIBLE ROUTES ARE LESS THAN 5' IN WIDTH (EXCLUDING CURBING) A 5' x 5'  PASSING

AREA SHALL BE PROVIDED AT INTERVALS NOT TO EXCEED 200 FEET.
9. ELIMINATE CURBING AT RAMP WHERE IT ABUTS ROADWAY, EXCEPT WHERE VERTICAL CURBING IS

INDICATED ON THE DRAWINGS TO BE INSTALLED AND SET FLUSH.
10. DETECTABLE WARNINGS SHALL CONTRAST VISUALLY WITH ADJOINING SURFACES.
11. DETECTABLE WARNINGS SHALL BE INSTALLED PERPENDICULAR TO THE ACCESSIBLE ROUTE.
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N.T.S. Source: VHB LD_700
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24" DIA. CONCRETE ENCASEMENT

FINISHED GRADE
SURFACE TREATMENT VARIES

6" DIA. STEEL PIPE FILLED WITH
CONCRETE. COLOR SELECTED BY
OWNER/ARCHITECT PAINT PRIME AND
FINISH COATS TO BE COMPATIBLE
WITH EXTERIOR METAL SURFACES.
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ROUNDED CONCRETE CAP
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Unit Paver on Permeable Base
N.T.S. Source: VHB LD_803
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Catch Basin (CB) With Oil/Debris Trap
N.T.S. Source: VHB LD_101

1/16

INVERT

NOTES
1. ALL SECTIONS SHALL BE DESIGNED FOR

HS-20 LOADING.

2. PROVIDE OPENINGS FOR PIPES WITH 2"
MAX. CLEARANCE TO OUTSIDE OF PIPE.
MORTAR ALL PIPE CONNECTIONS.

3. JOINT SEALANT BETWEEN PRECAST
SECTIONS SHALL BE PREFORMED BUTYL
RUBBER.

4. CATCH BASIN FRAME AND GRATE SHALL BE
SET IN FULL MORTAR BED. ADJUST TO
GRADE WITH CLAY BRICK AND MORTAR (2
BRICK COURSES TYPICALLY, 5 BRICK
COURSES MAXIMUM).
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ALTERNATE ECCENTRIC CONE SECTION

ALTERNATE TOP SLAB

COMPACTED
GRAVEL

COMPACTED
SUBGRADE

SEE NOTE

OUTLET

SEE NOTE 3.

OIL/DEBRIS
TRAP

SEE NOTE 4.

FINISH GRADE

48" DIA. (MIN.)

24" SQUARE
OPENING (TYP.)
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12
"
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"

8" 24" 8"

Drain Manhole (DMH)
N.T.S. Source: VHB LD_115

1/16

NOTES
1. ALL SECTIONS SHALL BE DESIGNED FOR

HS-20 LOADING. DIAMETER OF STRUCTURES
SHALL BE COORDINATED WITH PIPE
CONFIGURATIONS.

2. COPOLYMER MANHOLE STEPS SHALL BE
INSTALLED AT 12" O.C. FOR THE FULL DEPTH
OF THE STRUCTURE.

3. PROVIDE OPENINGS FOR PIPES WITH 2" MAX.
CLEARANCE TO OUTSIDE OF PIPE. MORTAR
ALL PIPE CONNECTIONS.

4. JOINT SEALANT BETWEEN PRECAST SECTIONS
SHALL BE PREFORMED BUTYL RUBBER.

5. DRAIN MANHOLE FRAME AND COVER  SHALL
BE SET IN FULL MORTAR BED.  ADJUST TO
GRADE WITH CLAY BRICK AND  MORTAR (2
BRICK COURSES TYPICALLY,  5 BRICK
COURSES MAXIMUM)

DIA.

VARIES

COMPACTED SUBGRADE

COMPACTED GRAVEL

CEMENT CONCRETE INVERT

SEE NOTE 3.

OUTLET

SHELF TO BE CONCRETE FORMED
AT SLOPE OF 1" PER FOOT.

SEE NOTE 4.

SEE NOTE 5.
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STEPS, SEE
NOTE 2.

12
"

(T
YP

.)

M
O

N
O

LI
TH

IC
BA

SE
 S

EC
TI

O
N

RI
SE

R
SE

CT
IO

N
(S

)
AS

 R
EQ

'D
.

EC
CE

N
TR

IC
CO

N
E 

SE
CT

IO
N

SE
E 

AL
TE

RN
AT

E
TO

P 
SL

AB

12"
(TYP.)

8"
24" DIA.
ACCESS 8"

ALTERNATE TOP SLAB

24" DIA.
ACCESS

12
" 8"

(M
IN

.)
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DI
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48" DIA. (MIN.)

Trench Drain (Type A)
N.T.S. Source: VHB LD_190-A

1/16

CB
A

A

S=1% (TYP.)

NOTES
1. TRENCH DRAIN SHALL BE HEAVY DUTY

TYPE DESIGNED FOR HS-20 LOADING.

2. CONCRETE SHALL BE 5000 PSI CEMENT
CONCRETE (TYPE II) 6% (1.5%±) AIR
ENTRAINED.

3. TRENCH DRAIN GRATE SHALL MEET
AMERICANS WITH DISABILITY ACT
(ADA) REGULATIONS.

DIA.
VARIES

10
"

20"
CATCHBASIN

DISTANCE VARIES
SEEDRAINAGE PLANS

TRENCH DRAIN

8"

8"

8"

8"

6" 6"

8"

24
"

(M
IN

.) VA
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ES

COMPACTED
SUBGRADE

COMPACTED
GRAVEL

CAST-IN-PLACE
CONCRETE

SURFACE TREATMENT
VARIES

ANGLE FRAME SYSTEM

SEE DRAINAGE PLANS
FOR PIPE SIZE, LOCATION
AND INVERT ELEVATION

STANDARD (20"X10")
CATCH BASIN COMPATIBLE
WITH TRENCH DRAIN
SYSTEM

CAST IRON GRATE
SEE DRAINAGE PLANS
FOR RIM ELEV.

END
CAP

ACO DRAIN SYSTEM
(OR APPROVED EQUAL

PLAN

SECTION A-A

PROFILE

Utility Trench
N.T.S. Source: VHB LD_300

1/16

1
1

NOTES
1. WHERE UTILITY TRENCHES ARE CONSTRUCTED THROUGH

DETENTION BASIN BERMS OR OTHER SUCH SPECIAL SECTIONS,
PLACE TRENCH BACKFILL WITH MATERIALS SIMILAR TO THE
SPECIAL SECTION REQUIREMENTS.

2. USE METALLIC TRACING/WARNING TAPE OVER ALL PIPES.
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H 
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RI
ES

COMPACTED BEDDING
HAND TAMPED HAUNCHING

WARNING TAPE

DEPTH AND SURFACE
TREATMENT VARIES
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SAWCUT
COMPACTED GRANULAR FILL

COMMON FILL/
ORDINARY BORROW

PAVED AREA
SEE APPLICABLE

PAVEMENT SECTION LANDSCAPED AREA

Sanitary Sewer Manhole (SMH)
N.T.S. Source: VHB LD_200

1/16

(STEEL REINFORCED FOR HS-20 LOADING)

NOTES
1. STRUCTURES SHALL BE PRECAST

CONCRETE, DESIGNED FOR HS-20
LOADING.

2. COPOLYMER MANHOLE STEPS SHALL BE
INSTALLED AT 12" O.C. FOR THE FULL
DEPTH OF THE STRUCTURE.

3. EXTERIOR SURFACES SHALL BE GIVEN
TWO COATS OF BITUMINOUS WATER-
PROOFING MATERIAL.

4. JOINT SEALANT BETWEEN PRECAST
SECTIONS SHALL BE PREFORMED BUTYL
RUBBER.

5. STANDARD SEWER MANHOLE FRAME
AND COVER SHALL BE SET IN FULL
MORTAR BED. ADJUST TO GRADE WITH
SEWER BRICK AND MORTAR (2 BRICK
COURSES TYPICALLY, 5 BRICK COURSES
MAXIMUM)

COMPACTED SUBGRADE

COMPACTED GRAVEL

SHELF TO BE SEWER
BRICK LAID FLAT AT A
SLOPE OF 1"/FOOT

BRICK CHIP AND
MORTAR OR CEMENT
CONCRETE FILL

ARCH INVERT TO BE CONSTRUCTED
WITH SEWER BRICK LAID AS
STRETCHERS AND ON EDGE
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OUTLET
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SEE NOTE 4.
SEE NOTE 3.
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30" DIA.
ACCESS 8"

48" DIA. MANHOLE
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" 8"

30" DIA.
ACCESS

ALTERNATE TOP SLAB

REV
Drop Over Sewer Manhole (SMH)
N.T.S. Source: VHB LD_201

1/16

SAWCUT

INLET

NOTES
1. THIS MANHOLE SHOULD ONLY BE USED UNDER EXTREME CONDITIONS.

2. STRUCTURES SHALL BE DESIGNED FOR HS-20 LOADING.

3. COPOLYMER MANHOLE STEPS SHALL BE INSTALLED AT 12" O.C. FOR THE FULL
DEPTH OF THE STRUCTURE.

4. ALL EXTERIOR SURFACES SHALL BE GIVEN TWO COATS OF BITUMINOUS
WATERPROOFING MATERIAL.

5. JOINT SEALANT BETWEEN PRECAST SECTIONS SHALL BE BUTYL RUBBER.

6. STANDARD SEWER MANHOLE FRAME AND COVER SHALL BE SET IN FULL MORTAR
BED. ADJUST TO GRADE WITH SEWER BRICK AND MORTAR (2 COURSES TYPICALLY,
5 BRICK COURSES MAXIMUM).

7. CONTRACTOR SHALL VERIFY INSIDE DIMENSIONS TO INSURE CONSISTENCY WITH
PIPE GEOMETRY AND SIZE. USE LARGER DIAMETER MANHOLE AS REQUIRED.

REINFORCED CONCRETE SLAB
(CAST-IN-PLACE, WITH NO. 4
REINF. BARS AT 12" O.C.,
EACH WAY, TOP & BOTTOM)
(2 INCH COVER)
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SEE NOTE 4.
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 Transportation Elements Plan  

  



Figure 1
Transportation Elements Plan

2 Earle Street – Boynton Yards   
Somerville, Massachusetts
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 Pedestrian Access Plan 

 

  



Principal Building Entrance (general location; see architectural plans for detail)

Secondary Building Entrance (general location; see architectural plans for detail)

Sidewalk locations (abutting Site roadways)

Figure 2
Pedestrian Access Plan

2 Earle Street – Boynton Yards   
Somerville, Massachusetts
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 Motor Vehicle Parking Plan 

  



Figure 3
Vehicle Parking Plan

2 Earle Street – Boynton Yards   
Somerville, Massachusetts
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Access to 250-
space garage

Bike parking – 117 spaces 
(Level P0 – beneath ground 
level shown)

Automobile Parking:
Total 250

Bicycle Parking:
Level P0 Bike Room = 117
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 Vehicle Tracking Diagrams – December 3, 2018 
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Figure 3Boynton Yards
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Figure 2Boynton Yards

Somerville MA

Loading Dock Analysis
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Figure 1Boynton Yards

Somerville MA

Loading Dock Analysis
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To: Mayor’s Office of Strategic Planning 
and Community Development  
City of Somerville  
93 Highland Avenue  
Somerville, MA 02143 

Date: 
 

June 22, 2021 
 

  Project #: 14967.00  
 

From: Kathleen Keen, P.E. 
Project Manager 
 
Patrick Dunford, P.E. 
Senior Project Manager 

Re: Transportation Access Plan 
Boynton Yards – Building 2 (One Boynton) 
Somerville, Massachusetts 
 

The following information is being provided to document the Transportation Access Plan (TAP) for Building 2 (One 
Boynton) of the overall Boynton Yards development (the “Project”) to be located in Somerville, Massachusetts (the 
“Development Site”). This document and accompanying information depict the proposed Development Site access for 
vehicle, bicycle, and pedestrian traffic. Information regarding truck deliveries and service vehicles (trash, recycling, etc.) 
also is provided for review.  

The overall Project will be developed on a 6.55-acre site bounded by the MBTA train tracks for the Green Line 
Extension (“GLX”) project to the north, South Street to the south, Harding Street to the east, and Windsor Street to the 
west. Windsor Place Extension, which is an existing privately-owned street, travels in an east-west direction through 
the Site. The Proponent intends to transfer the ownership of the Windsor Place Extension to the City. At this stage, this 
new roadway will be referred to as “Thoroughfare 1” until an official name for the street is determined at a later date 
by the City. In the future, the proposed buildings will host a mixture of office, research and development (R&D) and 
lab enabled uses (office/R&D/lab), ground floor retail/restaurant uses, residential, and associated parking facilities and 
infrastructure improvements. 

As envisioned at the time of the original Building 2 approval, the Proponent’s full build-out of its overall Boynton 
Yards development will provide a pedestrian- and transit-oriented, mixed-use development containing up to 
approximately 1,365,000 gross square feet (SF) of floor area (also known as “GFA”), with approximately 984,500 SF of 
office, research and development, and lab enabled uses (office/R&D/lab), approximately 338,000 SF of residential 
space, 42,500 SF of retail and/or restaurant space, and approximately 1,002 structured below-grade parking spaces 
(the “Project,” also known as Boynton Yards). The initial 270,000 SF component of the Project is already under 
construction at 101 South Street (known as 101 South).  

Building 2, the subject of this TAP, will be located at the northeast corner of the intersection of South Street and 
Windsor Street on a lot currently hosting an approximately 15,134 sf office building. Building 2 will be an 11-story 
(roughly 168 feet to top of structural roof) commercial building to include approximately 319,500 SF of office, research 
and development, and lab enabled uses (office/R&D/lab) and approximately 10,500 SF of retail and/or restaurant 
space. There will be four levels of below-grade parking with up to 242 structured spaces beneath Building 2, with 
access from South Street which will be shifted to a dedicated alley when South Street is realigned. For the purpose of 
this analysis, it is assumed the research & development and office components will be split 60-percent/40-percent, 
resulting in approximately 191,700 SF and 127,800 SF, respectively. 
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Site Access 

Building 2 will be constructed on Parcel 2, which currently is occupied by an approximately 15,000 SF two-story office 
building at the westerly end of Parcel 2. Access to the building is currently provided by six curb cuts along the parcel’s 
350-foot frontage on Windsor Place. These driveways provide direct access and egress to the striped parking field 
serving the existing building.  

With the redevelopment of the Development Site, Building 2 will feature a single driveway to a four-level below grade 
parking garage with up to 242 structured spaces beneath the building. The driveway for access to the below-grade 
Building 2 garage will be located on the north side of South Street just east of Windsor Street. That access has been 
designed to allow for the potential future realignment of South Street. As one of many examples of the Proponent’s 
cooperative partnership with the City, the Development Site is designed to be modified at the time of this potential 
realignment, and Building 2 has been positioned to be compatible with both the existing roadway and a future 
condition that would involve the City of Somerville shifting the roadway to the south. Under that future condition with 
South Street realigned, the Building 2 access point would remain unchanged, but vehicles would turn to and from a 
driveway that would extend from Windsor Street instead of South Street.  

The Proponent also understands that the City intends to reconfigure the easterly segment of South Street between 
Harding Street and Medford Street so that it will allow for one-way eastbound traffic, as opposed to the current 
condition under which the road is one-way westbound. The Development Site has been designed to be compatible 
with either option, though the preferred option involves this conversion being implemented, as well as the future 
option of South Street being aligned further to the west. As these are public roadways under City jurisdiction any such 
changes will need to be directed by the City. However, the Proponent is committed to continuing to develop the 
Development Site consistent with this vision.  

On-Street Parking 

The Proponent plans to makes changes to the current parking configuration on the roadways adjacent to the 
Development Site. Currently, there is approximately 500 feet of unstriped parking allowed along the southerly side of 
South Street between Windsor Street and Earle Street with that area capable of accommodating approximately twenty 
to twenty-one parked cars. The parking along South Street currently has a two-hour time limit (except for permit 
parking) between 8:00 AM and 2:30 AM with parking restricted to permit parking only from 2:30 AM to 8:00 AM.  

Currently along Earle Street, there is space for approximately 13 vehicles along the westerly side of the roadway. 
Similarly, Harding Street has approximately eight unstriped parking spaces along the westerly side of the street. 
Currently, there is no on-street parking along the approximately 475-foot east/west connector roadway between Earle 
Street and Windsor Street.  

While on-street parking is currently free, the final regulation of any on-street parking will be determined by the City of 
Somerville. 

The overall Project will provide approximately 48 short-term, on-street parallel public parking spaces to support the 
ground level retail space along Thoroughfare 1 and the west side of Harding Street (which is the same as the existing 
condition). It should be noted that there will be no on-street parking provided along Earle Street or South Street. 
Approximately 10 percent of on-street vehicular parking (five spaces) will be accessible.  



Ref:  14864.00 
June 22, 2021 
Page 3 

 

 
 
  

 

\\vhb\gbl\proj\Boston\14967.00 Boynton Yards Bldg 2\Reports\TAP\TAP_One Boynton-Building 
2_062121.docx 

 

   
   

   
  

 

Of the 48 on-street parallel public parking spaces, 6 spaces are currently under construction as part of 101 South 
construction and will be located along the proposed Thoroughfare 1. As part of construction for Building 2, 17 spaces 
will be constructed along Thoroughfare 1. The remaining 25 parallel parking spaces will be constructed throughout 
Phases 3 & 4, with 10 and 15 spaces to be constructed along Thoroughfare 1 and Harding Street, respectively. 

In addition to the provided on-street parallel public parking spaces, there will be an approximately 60 ft pickup/drop-
off zone constructed along the north side of South Street. This pick-up/drop-off zone is currently under construction 
in conjunction with 101 South. 

Site Plans and Supporting Graphics 

The conceptual ground floor Building 2 Project Site plans accompanying this application have been attached for 
reference (Figure A-1). To supplement the Site plans, graphics highlighting the planned vehicular, bicycle, and 
pedestrian accommodations have been provided for general reference. 

Ground Floor and Illustrative Plan 

Refer to Figure A-1 for a plan depicting the combined ground floor level and site landscaping for Building 2. 

Transportation Elements Plan 

Refer to Figure A-2 for a plan depicting transportation elements, including street signage, pavement markings, parking 
spaces and regulations, and street furniture for Building 2. 

Pedestrian Access Plan 

Refer to Figure A-3 for a plan depicting the Project sidewalk network and primary Building 2 entrance locations. The 
building entrances shown are general locations. More detail and information will be provided as plans are developed.  

Bicycle Parking Plan  

Refer to Figure A-4 for a conceptual bicycle parking plan. Building 2 will include 102 indoor secured and 42 outdoor 
short-term bicycle parking spaces. 

Vehicle Parking Plan 

Refer to Figure A-5 for a plan showing the vehicular access to Building 2 with the parking supply noted. 

Vehicle Movement Plans 

Refer to Figures A-6a through A-6t for vehicle tracking diagrams that demonstrate the ability of large vehicles (WB-30 
sized tractor trailers and trash trucks) to navigate in and out of Building 2’s loading facilities. The exact number and 
timing of deliveries will vary depending on the nature of the various retail establishments in addition to standard 
office/lab delivery activity. Most retail activity typically occurs during morning hours so as not to interfere with the 
operation of the business. Due to the smaller sizes of the retail uses, most deliveries likely will be made by smaller, 
single-unit trucks. These are the same types of vehicles typically seen on a daily basis in the Union Square area that 
make deliveries to other existing retail businesses and restaurants. Smaller single-unit trucks can easily be 
accommodated and should typically only be on-site for a short time.  
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 Bicycle Access & Parking Plan 
 Vehicle Access & Parking Plan 
 Vehicle Movement Plans 
  



Ref:  14864.00 
June 22, 2021 
 

 

 
 
  

 

\\vhb\gbl\proj\Boston\14967.00 Boynton Yards Bldg 2\Reports\TAP\TAP_One Boynton-Building 
2_062121.docx 

 

   
   

   
  

 

Ground Floor and Illustrative Plan 



Building 2 - Boynton Yards
Somerville, Massachusetts

Figure A-1
Illustrative Site Plan

Source: ARC USA
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Transportation Elements Plan 
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Figure A-2Transportation Elements Plan

Building 2 - Boynton Yards
Somerville, Massachusetts
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Pedestrian Access Plan 
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Figure A-3
Pedestrian Access Plan

Building 2 - Boynton Yards 
Somerville, Massachusetts

Sidewalk Locations (abutting Site 
roadways)

Building Entrance (general locations; 
see architectural plans for detail)
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Bicycle Access & Parking Plan 

  



Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-4

Bicycle Access & Parking Plan

102 indoor secured bike spaces and 
42 short-term outdoor bike spaces

Raised Cycle Track

Separated Bike Lane

Shared Bicycle Pavement Markings
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Vehicle Access &  Parking Plan 
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(under construction)
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Figure A-5
Vehicle Access & Parking Plan

Building 2 - Boynton Yards 
Somerville, Massachusetts
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Vehicle Movement Plans 
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Figure A-6aVehicle Movement Plan
Passenger Vehicle Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6bVehicle Movement Plan
Passenger Vehicle Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6cVehicle Movement Plan
Passenger Vehicle Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6dVehicle Movement Plan
Passenger Vehicle Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6eVehicle Movement Plan
SU-30 Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6fVehicle Movement Plan
SU-30 Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6gVehicle Movement Plan
SU-30 Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6hVehicle Movement Plan
SU-30 Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6iVehicle Movement Plan
SU-30 Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6jVehicle Movement Plan
SU-30 Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6kVehicle Movement Plan
SU-30 Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6lVehicle Movement Plan
SU-30 Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts

Feet20100 5

FORWARD
BACKING IN

LEGEND



South Street
(Public Right of Way)

EN

EN

EN

EN

PG

PG

LD

LD

LD
LD

EN

EN

EN
EN

\\vhb\gbl\proj\Boston\14967.00 Boynton Yards Bldg 2\Graphics\FIGURES\TAP\Veh Tracking.dwg

Figure A-6mVehicle Movement Plan
Trash Truck Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6nVehicle Movement Plan
Trash Truck Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6oVehicle Movement Plan
Trash Truck Westbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6pVehicle Movement Plan
Trash Truck Westbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6qVehicle Movement Plan
Trash Truck Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6rVehicle Movement Plan
Trash Truck Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts

Feet20100 5

FORWARD
BACKING IN

LEGEND



South Street
(Public Right of Way)

EN

EN

EN

EN

PG

PG

LD

LD

LD
LD

EN

EN

EN
EN

\\vhb\gbl\proj\Boston\14967.00 Boynton Yards Bldg 2\Graphics\FIGURES\TAP\Veh Tracking.dwg

Figure A-6sVehicle Movement Plan
Trash Truck Eastbound Entering
Building 2 - Boynton Yards
Somerville, Massachusetts
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Figure A-6tVehicle Movement Plan
Trash Truck Eastbound Exiting
Building 2 - Boynton Yards
Somerville, Massachusetts

Feet20100 5

FORWARD
BACKING IN

LEGEND



Boynton Yards     Master Plan Special Permit Amendment 

  

   

 

 

APPENDIX C:  Civic Space Study 

 

 

Contents 
 Civic Space Study Report 

 

 

 

 

 

 

 

 

 

 

 

 

 



Boynton Yards     Master Plan Special Permit Amendment 

  

   

This page left intentionally blank 

 



 
 
 

 

MASTER PLAN AMENDMENT  
 

APPENDIX C: CIVIC SPACE STUDY 

BOYNTON YARDS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
SUBMITTED TO THE CITY OF SOMERVILLE  

August 18, 2020 

Amended December 21, 2021 
Prepared by Copley Wolff Design Group



  

 
 
 
 
 

 

TABLE OF CONTENTS 

 
EXISTING CONDITIONS ANALYSIS 

 

1.1 Context Map 

1.2 Study Area  
1.3 Study Area Civic Spaces  
1.4 Walkshed Analysis 

1.5 Demographic Analysis 

1.6 Environmental Justice Populations 

1.7 Adjacency to Specific Uses 

 
 
NEEDS ASSESSMENT 

2.1 Existing Plans  
2.2 Departmental Feedback 
2.3 Findings from Existing Conditions Analysis  
2.4 Summary of Existing Open Space Programs and Needs  
2.5 Neighborhood Feedback 

2.6 Conclusions – Open Space Proposal  
 
 
 
 
 

 
December 21, 2021 Update 
Subsequent to the Planning Board’s approval of the project in January 2021, the proponent acquired two 
additional parcels to be incorporated into the master development. With these acquisitions, two additional 
buildings, reconfigured architectural massing, and expanded thoroughfare sidewalks and civic space are 
proposed.  Updates to this Civic Space Study are shown with red italics.       
 



  

EXISTING CONDITIONS ANALYSIS 
 

The following chapter analyzes the existing and future context of the Development Site to help determine the 

optimal design and programming for the new civic spaces proposed by the Boynton Yards   Project. 

 

1.1 Context Map 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 
 

 



  

1.2 Study Area 
 

 

 

 

 

 

  

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The map above shows the existing civic spaces located within or just beyond a ½-mile radius of the 

Development Site. This study area encompasses Union Square and falls within the neighborhoods of 
Prospect Hill, Ward 2 / Cobble Hill and East Somerville.  The proposed open spaces associated with the 

ongoing redevelopment of Union Square and the existing Cambridge open spaces within the study area 
were noted but not inventoried or included in this study.    



  

1.3 Study Area Existing Open Spaces 

  Square  

Open Space Name Type Footage Acreage % of Total 

1 South Street Farm Urban Ag. / Arts 10,890 .25 2% 

2 Arrow Paper Fire Memorial Memorial 2,970 .07 1% 

3 Allen Street Comm. Garden Community Garden/Tot-Lot 5,663 .13 1% 

4 Art Farm  Urban Ag. / Art & Perform. Space 91,476 2.10 17% 

5 Prospect Hill Park Community Park 71,400 1.64 13% 

6 Corbett / McKenna Park Neighborhood Park  26,571 .61 5% 

7 Stone Place Park Pocket Park 5,227 .12 1% 

8 Concord Square  Pocket Park 5,330 .12 1% 

9 Lincoln Park Community Park  287,496 6.60 53% 

10 Walnut Street Park*  Pocket Park  9,583 .22 2% 

11 Zero New Washington Park* Dog Park 27,878 .64 5% 

 *Just outside of ½ mile radius Totals 544,484 12.50  

 

The study area includes two Community Parks that together provide 66% percent of the study area’s 

available civic space. The largest Community Park is Lincoln Park which supports the widest range of 
programs and amenities in the study area including active recreation uses such as basketball courts, sports 

fields, a skate park, play structures, adult fitness equipment and water play features, in addition to several 

passive use elements. Prospect Hill Park, a recently renovated historical site, accommodates passive uses via 

an open lawn space, walking paths through natural areas, a monumental overlook and historic interpretive 

markers.    

 
The study area also includes one Neighborhood Park and two Pocket Parks that together total 37,128 
square feet and provide 6.8% percent of the available civic space.  Corbett / McKenna Park supports 
primarily active recreation uses in the form of basketball courts, play structures, waterplay features and 

community garden plots.  Stone Place Park is a small, passive space with bench seating and shade trees. 
Concord Square, while considered an open space, is essentially a landscaped island between two 

neighborhood streets. It contains a bus stop and shade trees but offers no formal programming.   

 
There are three Community Gardens / Urban Agriculture sites in the study area, which provide nearly 20% 
percent of the available open space. South Street Farm is immediately adjacent to the Development Site 

and provides an urban agriculture program as well as Somerville Arts Council-supported pollinator pole 

projects that combine art with agriculture. The Allen Street Community garden offers raised bed garden 

plots on a converted residential parcel, as well as a micro tot-lot that is used by the CAAS Head Start 

program at the Jack Hamilton Center nearby. Art Farm (currently under development) will be a 2.1-acre 
combined community urban agriculture / performance / artist space that is being developed under a 

public-private partnership.  The proposed program will include walking paths, performance and exhibit 

structures, a flexible plaza, a shade tree grove, walking paths, an outdoor educational area, and garden / 
display plots.   

 
The final open space typology within the study area is the Arrow Paper Fire Memorial, which is currently 
located within the Boynton Yards Development Site area. The memorial, dedicated in 1999, includes a small 

engraved stone memorial and bench seats that honor the firefighters lost in the line of duty responding to a 



  

warehouse fire on a nearby site. The Memorial will be relocated and integrated into the proposed civic 

space at Boynton Yards.  
 
In addition to the nine civic spaces described above, this study was extended to include two peripheral civic 

spaces located just outside the ½ mile radius: Walnut Street Park and Zero New Washington Dog Park. 

Walnut Street Park, a pocket park, offers a combination of active and passive uses, such as community 
garden plots, a picnic area, water play elements and play structures. Zero New Washington Dog Park offers a 

linear play space for dogs and includes a shade structure and bench seating for pet-owners.    
 

The Boynton Yards Civic Space Study also makes note of the Development Site’s proximity to Cambridge 

and the several open spaces within the ½ mile study area. While not included in this study, the Project Team 
has inventoried and assessed the open space typologies in Cambridge and used that information to help 

supplement the needs assessment portion of the study. Additionally, the proposed open spaces associated 

with the ongoing redevelopment of Union Square were not included in this study.    



  

1.4 Walkshed Analysis 
 
 

A walkshed analysis was performed on the Boynton Yards Development Site overlaying a ½-mile / 10-

minute duration walk. The analysis reveals that residents and workers can reasonably walk from the 

Development Site to one or more existing civic spaces. However, despite being in the ½-mile radius, four of 
the open spaces are not reachable with a 10-minute walk given the existing road and intersection 

configuration. The open spaces that are beyond a 10-minute walkshed include the largest spaces with the 
greatest diversity of programs, namely Lincoln Park, Prospect Hill Park and Corbett-McKenna Park. Located 

outside the ½-mile radius, Walnut Street Park and Zero New Washington Dog Park are also not reachable 

within 10-minutes.   
 
Conversely, two large community parks within Cambridge are reachable by a 10-minute walk from the 

Boynton Yards Development Site. These include Donnelly Field, a 1.3-acre field with tot lots, athletic fields, 
water play, and basketball courts, as well as pathways, trees, benches and picnic table. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 



  

 
1.5 Demographics Analysis 

 

According to the 2010 US Census, there are seven Census Block Groups that fall within the ½-mile study 
area, comprised of 4,128 households (Occupied Housing Units). These households include 8,926 people, 

with a median age of 32. Of individuals within the study area, 28 percent are Minority/Non-White. The 

median household income between February 2019 and February 2020 (in 2017 inflation-adjusted dollars) is 
$70,226. 
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351203-2 882 404 404 0 31 840 55 60 130 2 28% 

351203-3 1064 498 498 0 32 899 29 50 74 5 15% 

351203-4 1137 511 511 0 28 832 32 58 192 5 25% 

351204-2 1707 769 718 51 30 1137 116 173 218 6 30% 

351300-2 1143 892 877 15 43 1143 105 75 68 5 22% 

351300-3 801 304 283 21 32 691 34 91 59 17 25% 

351500-2 2192 842 837 5 30 1105 199 374 229 6 37% 

Totals 8926 4220 4128 92 32 6647 570 881 970 46 28% 
 
 

 
Median Household Income 

Block Group Reference Median Household Income 

351203-2  $                                                                                            59,286  

351203-3  $                                                                                            88,750  

351203-4  $                                                                                            91,313  

351204-2  $                                                                                            61,356  

351300-2  $                                                                                            31,577  

351300-3  $                                                                                            96,528  

351500-2  $                                                                                            62,773  

Average  $                                                                                            70,226  



  

1.6 Environmental Justice Populations 
 

Among the neighborhoods within the study area, all seven contain Environmental Justice Populations, 
based on the most current data available. These are neighborhoods whose annual median household 
income is equal to or less than 65 percent of the statewide median, or whose population is made up of 25 

percent or more Minority individuals.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

 



  

1.7 Adjacency to Specific Uses 
 

Existing uses that might impact civic space needs were mapped within the study area, such as schools, 

daycare centers, senior centers, housing, and religious institutions. The study area includes two schools, 
four daycare centers, and several religious institutions, most of which are in Cambridge. There are no senior 
centers located within the study area.   

 
Housing in the study area includes the established Prospect Hill and Cobble Hill residential neighborhoods 
in Somerville and the Wellington-Harrington neighborhood in Cambridge.  Hagan Manor, administered by 
the Somerville Housing Authority, and Linden Street Apartments, administered by Somerville Community 

Corporation, represent affordable housing projects within the study area. The planned housing 

developments associated with the ongoing Union Square redevelopment will contribute additional 
population to the study area, as will the anticipated residential component of the Development Site.   

 

The Development Site is a short walk from the restaurants and amenities associated with Union Square and 
Cambridge Street in Cambridge. Anticipated future commercial development spurred by the Green Line 

Extension (“GLX”) Project and Union Square improvements will bring a diversity of new retail and restaurant 
offerings to the neighborhood and will also provide new office space.  

 
 
 

 
 
 
 
 
 
 
 
 
  
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
  

 

 



  

NEEDS ASSESSMENT 
 

2.1 Existing Plans 
 

As part of the planning process for the Boynton Yards public realm, several plans and studies were 

referenced. Specifically, the City of Somerville’s Open Space Creation Task Force Strategy Memo and the 
Public Realm Implementation Strategy for Boynton Yards (PRISBY) studies were provided to the development 

team and utilized as resources. In addition, the SomerVision2040 Comprehensive Plan as well as the newly 

adopted zoning regulations, were used to guide the planning process.  
  

The Project’s proximity to Union Square provides a unique opportunity to continue the revitalization of the 

neighborhood set forth by the City to create a balanced, dense, and vibrant mixed-use district that 
emphasizes pedestrian and transit-oriented planning and design and prioritizes the creation of new 

pedestrian-oriented public spaces. The Project intends to integrate into the fabric of the larger Union 
Square neighborhood and the context of the continued buildout of the area.    

 

2.2 Departmental Feedback 
 

The Project Team has met regularly with the Office of Strategic Planning and Community Development 
(OSPCD) and the Public Space and Urban Forestry Division (PSUF) prior to the submission of this study. The 
development team met with members of OSPCD and PSUF on 1/6/20 and 2/3/20 to review the initial 
concepts for the civic space and phasing. On 2/7/20 PSUF provided written comments on the conceptual 
design materials presented. Representatives from the development team met with PSUF members on 
1/17/20 and received sketch concepts prepared by PSUF for the open space programming and layout, along 
with some precedent images for public activators. Drafts of the Civic Space Study materials were submitted 
to PSUF on 3/12/20 with supplemental questions posed on 3/25/20.  PSUF provided feedback on the draft 
CSS on 4/7/20 which was incorporated into this document.  Detailed feedback was provided on 6/26/320 
and 7/5/20 by OSPCD and PSUF following the 6/16/20 Draft MPSP which included the Civic Space Study. On 
8/10/20 a follow up call between Copley Wolff Design Group and PSUF took place in which the review 
comments were discussed in greater detail and incorporated into this Final Draft.  
 
December 21, 2021 Update  

On December 6, 2021, the Project Team met with the members of OSPCD and PSUF to discuss the impacts 

of the amended MPSP on the Civic Space Study. PSUF requested that the proposed open space associated 
with the 600 Windsor project be factored into this Civic Space Study.  The 600 Windsor project is proposing 

an 11,000 SF Central Plaza adjacent to Windsor Place immediately opposite the streetscape of the Taza 
Building at 561 Windsor. The Central Plaza will be a passive and civic use hardscape with multiple seating 

types and extensive tree canopy that maximizes shade on the open space.  In addition, PSUF suggested that 

the site design of the Windsor Place thoroughfare streetscape on the north side of the Taza Building be 
reassessed during the design development phase to coordinate with the proposed open space at 600 

Windsor.   
 

 
 
 
 
 
 



  

2.3 Findings from Existing Conditions Analysis 
 

The existing uses within the study area include an abundance of neighborhood scale residences and small 

businesses, suggesting that, in the near term, many civic space users will likely be residents who use the 
space predominantly after working hours and on weekends with a small portion of users being employees 
that will use the space during lunchtime.  The surrounding context of the established family-centered 

neighborhoods are within a comfortable walking distance from the Development Site, so spaces designed 
for families could be well-used.  
 

Increased activation of the open spaces is anticipated with the introduction of the proposed commercial 

tenants, community spaces, and housing in the Project. The improved thoroughfare routes between Union 
Square and the Development Site will also foster increased walkability to the Development Site, for both 

employees and residents of the neighborhood.   
 

The inventory of the existing open spaces shows that the most prevalent program is community gardens and 
urban agriculture. Six of the eleven open spaces inventoried provide this program and three of the four 
closest open spaces to the Development Site contain community gardens or urban agriculture. The second 
most common program in the study area is passive lawn space which is provided by four sites. The next most 
common programs are tot lots and water play, which are provided by three sites each. As noted in the 
analysis portion of the study, the larger and more diverse program offerings are located to the periphery of 
the study radius.   

 
The relative scarcity of active recreation programs in close proximity to the Development Site suggests 

accommodating open spaces that can support small active recreation, fitness, and play activities, as well as 

dog parks.  Additionally, the area is in need of flexible open spaces to support seasonal events, including 

farmers markets and community engaging activities such as performances and art exhibits.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

2.4 Summary of Existing Open Space Programs and Needs  
 

  Open Space Program    S
o

u
th

 S
tr

e
e

t 
Fa

rm
 

  A
rr

o
w

 P
ap

e
r 

Fi
re

 M
e

m
o

ri
al

 

  A
lle

n
 S

tr
e

e
t 

C
o

m
m

u
n

it
y 

G
ar

d
e

n
 

  A
rt

fa
rm

 

  P
ro

sp
e

ct
 H

ill
 P

ar
k

 

  C
o

rb
e

tt
 /

 M
cK

e
n

n
a 

 P
ar

k 

  S
to

n
e

 P
la

ce
 P

ar
k 

  C
o

n
co

rd
 S

q
u

ar
e

 

  L
in

co
ln

 P
ar

k 

  W
al

n
u

t 
St

re
e

t 
P

ar
k 

  Z
e

ro
 N

e
w

 W
as

h
in

gt
o

n
 P

ar
k 

  T
o

ta
ls

 p
e

r 
P

ro
gr

am
  

A Community Gardens 1   1 1   1     1 1   6 

B Dog Park                     1 1 

C Basketball Court           1     1     2 

D Athletic Fields                 1     1 

E Adult Fitness / Parkour                 1     1 

F Play Structures / Tot Lot     1      1     1 1   4 

G Plaza (flexible / seasonal uses)       1               1 

H Memorial   1                   1 

I Historic Interpretive   1     1             2 

J Performance Space       1               1 

K Passive Lawn         1   1 1 1     4 

L Water Play           1     1 1   3 

M Picnic Tables                 1 1   2 

N Book Share                       0 

O Fountains / Water Feature                       0 

P Rain Gardens        1         1     2 

Q Formal Gardens                       0 

R Sculpture / Art       1               1 

S Skate Park                 1     1 

T Nature Paths / Woodland         1             1 

  Totals per Open Space 1 2 1 5 3 4 1 1 10 4 1   

 
 
 
 
 
 
 
 
 
 



  

 
 
 
 
2.5 Neighborhood Feedback 

 
On June 6, 2020, a Neighborhood Meeting was held online and moderated by City Councilor J.T. Scott of 

Ward 2.  The design team presented the Master Plan including an explanation of development’s approach 

to the creation of civic spaces and landscape design in general. Specific reference was given to this Civic 

Space Study and the inventory of existing open spaces within the study area.  The concepts of inclusive 
design, resiliency and an activated and well-connected public realm were discussed.  
 

Community feedback pertaining to open space topics was received during the meeting.  Specifically, a 
question was raised about inclusivity and accessible spaces, both inside and outside the building. The 
Project Team responded by stating that they are looking at accessibility for the entirety of the public realm, 
including the civic and open spaces outside the buildings. The Project Team also noted that the details on 
accessibility will be provided during the Site Plan Approval process as the design for each building and civic 
space advances.   
 
Another question was brought up concerning the availability of shade for open space users given increasing 
temperatures due to climate change.  The Project Team responded that it is looking into a combination of 
vegetated shade from trees and structural shade opportunities such as pergolas and building canopies to 
promote thermal comfort during all seasons and noted that the goal is to provide a combination of seating 
types that are flexible and can accommodate a variety of user preferences in terms of orientation and 
degrees of shade.     
 
A third general question was raised concerning the layout of the buildings and massing which creates the 
open space and whether more density in the buildings could be created to allow for a larger area of open 
space.  Councilor Scott responded that he would connect the questioner with the Proponent to discuss the 
specific concerns. 
 
The Project Team has assembled the comments received from the Neighborhood Meeting into the Master 

Plan Special Permit document and will coordinate with the City on addressing the items as applicable and 
appropriate.   

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

 
 
 
 
2.6 Conclusion - Civic Space Proposal  

 

As described below, approximately 20 percent of the Development Site will be dedicated as publicly 

accessible open space. This is primarily composed of significant open spaces and a network of new streetscapes 
with broad pedestrian sidewalks throughout the Development Site. The Project proposes to create three 
Civic Spaces within the Development Site.    

 
Civic Space 1 will be a Neighborhood Park consisting of approximately 22,360 SF of civic space.  The 

Neighborhood Park will be the central open space located between the development’s core building sites 
(Building 1 and 2), which will all have active façades fronting the open space.  The park will be defined by a 

central, passive open lawn space surrounded by a permeable edge of plantings and seating and is 

envisioned as a flexible event space that can accommodate a wide range of pop-up activities, such as small 
performances, public art, farmers markets, or informal lawn games. The Neighborhood Park is fronted by 

Thoroughfare 1, which is proposed to be a flush curb shared street with a mid-block pedestrian crossing 

that could be closed to vehicular traffic and would expand the useable civic space of the park for special 

events. The Proponent will continue to explore and consider additional design features that could further 
activate this space, such as an open-air amphitheater, arbor, or water feature. 

 
December 21, 2021 Update  
Throughout the winter of 2020 / 2021, the project team held recurring Civic Space 1 review meetings with 

PSUF.  Through that process a preferred design approach was identified for Civic Space 1 which resulted in 
a proposal to include public activating elements on the north and south ends of the park.  Specifically, a 

water feature with a raised civic platform and public bench seating was to be located on the southern end 

and a shade structure with public fire tables and moveable seating was to be located on the north end.  
Between these two activator elements, a flexible use lawn space with perimeter shade tree plantings and 

additional fixed public seating was desired.  With the preferred approach established, the Site Design 

Review process commenced in the spring of 2021. 
 

Two Neighborhood Meetings were held and the civic space design was widely met with positive feedback 
and support from the community.  The Urban Design Commission reviewed the civic space application on 

April 27, 2021 and voted unanimously that the project satisfied the design standards and guidelines of 

Somerville Zoning Ordinance and approved the project with the following conditions: 1.) Incorporate the use 
of natural and warmer tones for pavers; Add color into space through public furniture and seating.  2.) 

Continue to prioritize the integration of the neighborhood parks landscape design with that of abutting 

properties.  3.) Civic space should feel open and welcoming to the general public and not just occupants of 

the abutting buildings.  
 

In the northeast corner of the site, the Development Site proposes Civic Space 2, an approximately 16,904 SF 
Neighborhood Park. The Project envisions that Civic Space 2 will include community garden plots, nature-
based play elements, and a family picnic area. The Proponent hopes to explore an opportunity to partner 
with the South Street Farm to potentially relocate and expand the existing South Street Farm from its current 
location just outside of the Development Site boundary at the corner of South Street and Windsor Street to 
this location on the Development Site. The City's plan to realign South Street is what ultimately will require 
the existing South Street Farm to relocate.  Additionally, while not a component of the Project, the City is 
proposing the future construction of a below-grade stormwater detention tank that will be constructed at the 



  

northeast corner of the Development Site beneath the park. The Proposed detention tank will improve the 
resiliency of the Development Site and the adjacent area to respond to and accommodate more frequent 
and more intense, precipitation-based flooding that is anticipated due to climate change.   
 

The Proponent is presently in discussions with the City regarding the potential to donate a portion of the 

underlying land associated with the Civic Space 1 and Civic Space 2 to the City of Somerville to be 

preserved as publicly accessible open space. The City would own the underlying land and would control 
the ongoing maintenance of the Civic Spaces and, in return, would allow these spaces to be counted 
towards the required amount of civic space that the Project must provide.   

 
December 21, 2021 Update  
With the acquisition of the parcel in the northwest corner of the Development Site, the Project proposes an 
expanded Civic Space 3, an approximate 19,085 SF open space that can support a range of activities such as  
as a dog park, adult fitness programs, and small-scale active recreation in addition to café terraces associated 
with the adjacent Buildings 4 and 5 and a connection to a proposed linear pedestrian connection that runs 
along the northern development boundary. Similar to the open space planned for 600 Windsor, Civic Space 3 
is a south facing open space located on the north side of a primary east-west thoroughfare through the 
Boynton Yards District. As such, the civic space has the potential to contribute significant shade from tree 
canopy cover to the public realm. Additionally, the park opens to Thoroughfare 1 on the south and has a 
strong axial relationship with Civic Space 1 to which it is aligned.  Because of the flush curb, shared use 
condition proposed for Thoroughfare 1, Civic Spaces 1 and 3 are well positioned to operate as a large 
singular open space during special community events when Thoroughfare 1 could be closed to vehicular 
traffic, functioning as a festival street. The civic space has expanded by approximately 12,000 SF since the 
original submission of the Civic Space Study.  With the increase in area, the categorical designation of the 
Civic Space has changed from Pocket Park to Neighborhood Park.     
 
There are also several opportunities for smaller scale Pocket Plazas throughout the Development Site that 
have the potential to provide additional public open space with movable furniture and informal bench 
seating. Currently, one new Pocket Plaza is proposed at the intersections of Thoroughfare 1 and Windsor 
Street, which will serve as gateway plazas into the development.  
 
Establishing an urban grid that connects the Development Site to the greater Union Square Neighborhood 
and specifically to the Boynton Yards District is central to the planning concept. The proposed streetscape 
design will prioritize the pedestrian experience and is designed to establish a clear hierarchy for pedestrian, 
bicycle, and vehicular travel, and to provide opportunities for the creation of new public open space and a 
vibrant public realm. The Development Site’s perimeter streets will be improved to meet the City’s goals of 
providing a pedestrian-friendly, walkable environment in the area. These streets will receive protected 
bicycle lanes and expanded sidewalks to meet the intent of the City’s Zoning Ordinance. Thoroughfare 1, a 
new internal public street will be designed as a flush curb, shared street condition with landscaped bump-
outs, changes in pavement materials, and subtle alignment shifts for traffic calming which will prioritize 
pedestrians and bicyclist over vehicles. Overall, the Project will create a well-furnished, consistently shaded, 
and pedestrian-oriented streetscape throughout and surrounding the Development Site. Activated 
storefronts along the thoroughfares coupled with lively entry lobbies in the buildings will animate the 
streetscape.   

 
The Project has the potential to contribute to many of the City of Somerville’s goals for identified for 

achieving a robust and well-connected public realm. The design and programming of the civic space itself 

will be critical to ensuring that it will be well-used by both workers and residents of the surrounding 
communities. 
 



  

 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Civic Space Plan  
December 21, 2021 Update   
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BY EMA DATE 12/16/2021 PROJECT 14864.00 -Boynton Yards MPSP Page No.

CHK. BY JVC DATE SUBJECT Sheet No.

Sewage Generation (GPD)

11,659 SF 874

15,134 SF 1,135

129 Persons 1,935

28 Persons 420

4 Bed 440

94,500 SF 7,088

Total Existing Sewage Generation (GPD) 11,892

Total Existing Domestic Water Demand (GPD) 13,081

Proposed Occupancy Sewage Generation (GPD)

250 Seats 8,750

6,250 SF 313

128,750 SF 9,656

128,750 SF 25,750

180 Seats 6,300

4,500 SF 225

178,500 SF 13,388

178,500 SF 35,700

220 Seats 7,700

5,500 SF 275

185,000 SF 13,875

185,000 SF 37,000

3,000 SF 150

60 Seats 2,100

90,500 SF 6,788

240 Seats 8,400

6,000 SF 300

144,000 SF 10,800

144,000 SF 28,800

330 Bed 36,300

330 Bed 36,300

Total Sewage Generation (GPD) 288,870

Net Sewage Change (GPD) 276,978

New Domestic Water Demand (GPD) 317,757

4. New domestic water demand based on estimated sewage generation with a factor of 10 percent for consumption

5. Existing Warehouse assumed to have 1 employee per 200 SF

6. Existing 2-Family Home assumed to have 5 bedrooms based on assessor's information

7. Assumed 50/50 split of restaurant/retail for ground floor commercial tenants

8. Assumed 50/50 split of Office/R&D space for commerical office and lab tenant areas

9. Assumed 80% efficiency of restaurant area with 1 seat per 20 SF

10. Assumed 1.5 Beds per Residential Unit in Building 4

3. 29 Harding Street Warehouse: 15 GPD/Person

4. 33 Harding Street Warehouse: 15 GPD/Person

6. 561 Windsor Street Office: 75 GPD/1,000 SF

9. Building 3 Restaurant: 35 GPD/Seat

10. Building 3 Retail: 50 GPD/1,000 SF

11. Building 3 Office: 75 GPD/1,000 SF

12. Building 3 R&D: 200 GPD/1,000 SF

5. 32 Ward Street 2-Family Res: 110 GPD/Bed

Boston

1. 111 South Street Office: 75 GPD/1,000 SF

2. 153 South Street Office: 75 GPD/1,000 SF

Transportation 99 High Street

Land Development, 10th Floor

Services Massachusetts  02110

SEWAGE GENERATION CALCULATION

Existing Occupancy Quantity

And Environmental 

Quantity

1. 101 South Restaurant: 35 GPD/Seat

2. 101 South Retail: 50 GPD/1,000 SF

3. 101 South Office: 75 GPD/1,000 SF

2. GPD: Gallons per day

5. Building 2 Restaurant: 35 GPD/Seat

6. Building 2 Retail: 50 GPD/1,000 SF

7. Building 2 Office: 75 GPD/1,000 SF

8. Building 2 R&D: 200 GPD/1,000 SF

4. 101 South R&D: 200 GPD/1,000 SF

21. Building 6B Residential: 110 GPD/Bed

16. Building 5 Restaurant: 35 GPD/Seat

20. Building 6A Residential: 110 GPD/Bed

3. SF: Square feet

17. Building 5 Retail: 50 GPD/1,000 SF

Notes:

1. Based on DEP 310 CMR 7.15 flow calculation factors

13. 561 Windsor Street Retail: 50 GPD/1,000 SF

18. Building 5 Office: 75 GPD/1,000 SF

19. Building 5 R&D: 200 GPD/1,000 SF

14. 561 Windsor Street Restaurant: 35 GPD/Seat

15. 561 Windsor Street Office: 75 GPD/1,000 SF

Boynton Yards Sewer Generation PRINTED: 12/16/2021
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Boynton Yards  

Master Plan Amendment 

Neighborhood Meeting Report 

 

The Proponent has worked diligently to listen and respond to the public comments received from the 

community, and City departments during production of the Master Plan Amendment. The following 

section describes the key comments received on the Boynton Yards Master Plan project during the 

neighborhood meeting held on September 20, 2021.   

Meeting Notes/Comments: 

• Green Roof 

o Comment: Why is so little of the roof space set aside for a green roof? Can you 

consolidate the mechanicals more closely to allow space for a green roof? As mechanical 

systems become smaller and more efficient, can you commit to replacing any space on 

the roof with a green roof? 

o Response: Very little of the space on the roof is not used by equipment to support the 

proposed lab uses. We are fulfilling what we can do, but the LEED Platinum requirements 

make it challenging. The Project will continue to evaluate the potential for incorporating 

rooftop solar PV systems and/or green roofs on a portion of the Project’s building 

rooftops not occupied by outdoor amenity spaces or mechanical equipment. Additional 

details, as applicable, will be provided during the Site Plan approval process for each 

Project building 

 

• Accessibility 

o Comment: What are you doing to provide accessibility for people who can’t walk long 

distances? Will the shuttle be accessible? Will parking be open to the public?  

o Response: The Project will provide accessible drop off locations proximate to each 

building entrance. The Proponent also anticipates that the shuttle will be accessible. 

Parking will be open to the public for a fee, and accessible spaces will be provided within 

the garage. The location of these accessible spaces will be detailed during design review 

for each project component.  

 

• ACE Uses 

o Comment: Will the Taza building permanently be used as an arts space?  

o Response: Yes. 

 

o Comment: Will all the ACE uses be consolidated into the Taza building? 

o Response: The Proponent intends to supply ACE spaces in the Taza Building, but we also 

plan to incorporate some ACE space in each of the new buildings.  

 

o The Proponent proposes that the future use of the Taza Building at 561 Windsor Place as 

ACE uses will encompass a substantial portion of the required ACE uses for the Master 

Plan, which will be aggregated with ACE uses across the Master Plan to meet this Zoning 

Ordinance. We feel that using the Taza Building solely for ACE uses would be a more 

effective way to recruit and retain ACE uses. Artists like to be around other artists, not 

isolated out in a lab building. The last owner of the Taza Building rented it out to tech 

companies and drove up the rents from $20 per square foot to $30-$40 per square foot. 



We extended the lease of one tenant who was going to be kicked out so they could grow 

their business.  

 

• Parking 

o Comment: How many of the requested parking spaces will be applied to the cap?  

o Response: We are making the current parking request based on what we think we need 

to support the proposed development, and all of these requested spaces would count 

towards the cap. We are tracking requested parking spaces in the permitting pipeline, 

and will work with the City and developers in the area to track progress. If the parking cap 

is going to be exceeded, we understand that a Special Permit from the Planning Board 

would be required. 

 

o Comment: What is the least amount of parking required for the development? 

o Response: Parking demands for biotech uses differ based on the market and geographic 

location. In Boynton Yards tenants are looking for about 1 space per 1,000 square feet of 

commercial development. Our current proposal is proposing a parking ratio of about 0.7 

spaces per 1,000 square feet of commercial development, which is well below the market 

rate. 

 

o Comment: Will you request more parking for the development in the future?  

o Response: We’re asking to replicate the parking that was available for existing Taza 

Building, and also to add spaces to support the new commercial building and additional 

residential uses, which total about 500,000 square feet of new development. 

 

• Traffic Mitigation 

o Comment: What more can be done to alleviate the increase in traffic?  

o Response: As documented in the Project’s updated Mobility Master Plan (MMP), the 

Project is focused on proposing strategies that will get people out of their cars, reduce 

single occupancy vehicle trips, and promote alternative strategies such as using the T, 

shuttles, or biking. Additionally, over time the Project wants to improve the last mile 

solution with financial incentives, etc. 

 

• Pedestrian Bridge 

o Comment: The pedestrian bridge will benefit the neighborhood but also the building 

tenants. How do we make that happen? 

o Response: We’ve studied the feasibility of the pedestrian bridge, and who will want to 

contribute to and engineer the project. Initial assessments indicate that the pedestrian 

bridge would provide less benefits than you might think, but it will be helpful. There 

could be multiple access points to the Project Site, not just from the bridge. 

 

Consistent with the Planning Board’s decision on the Approved MPSP, the design of Civic 

Space 2 and Civic Space 3 will not preclude the potential for a future pedestrian bridge 

over the MTBA Fitchburg/Green Line rail right of way. 

 

• Community Center 

o Comment: Having various fragmented community center spaces from each developer is 

not useful to the community. The developers in the district should work together to 



address this issue. The neighborhood council has a document stating exactly what they 

want from the community center. 

o Response: Consistent with the Approved MPSP, twenty thousand (20,000) gross square 

feet of commercial floor space will be reserved for a community center principal use(s) in 

Building 4 with direct egress to either Civic Space 2 or Civic Space 3. However, we are 

ready and happy to work with the neighborhood council on a district wide community 

center that benefits everyone.  
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PLANNING BOARD DECISION 

 

Applicant Name: RPI 561 Windsor LLC 

Applicant Address: 27 Mica Lane, Suite 201, Wellesley, MA 02481 

Property Owner Name: RPI 561 Windsor LLC 

Property Owner Address: 27 Mica Lane, Suite 201, Wellesley, MA 02481 

Agent Name: Adam Dash 

Agent Address: 48 Grove Street, Suite 304, Somerville, MA 02144 

Alderman: J.T. Scott 

             

Legal Notice: Applicant and Owner, RPI 561Windsor Street LLC, are seeking a Special Permit with Site 

Plan Review (SPSR) under SZO Article §6.5.D.5, §6.5.E, and §7.13 to alter the façade and site plan on an 

existing five-story commercial building, in 6 phases. 

TOD-135. Ward 2. 
 

 

Zoning District/Ward:   TOD-135. Ward 2. 

Zoning Approval Sought:   Articles §6.5.D.5, §6.5.E, and §7.13  

Date of Application:  August 16, 2018  

Date(s) of Public Hearing:  10/4, 11/8, 11/29 

Date of Decision:    November 29, 2018     

Vote:     5-0        

 
Appeal PB 2018-15 was opened before the Planning Board at Somerville City Hall in the Aldermanic Chambers on 

October 4, 2018.  Notice of the Public Hearing was given to persons affected and was published and posted, all as 

required by M.G.L. c. 40A, sec. 11 and the Somerville Zoning Ordinance.  On November 29, 2018, the Planning 

Board took a vote. 
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I. DESCRIPTION:  

 

Subject Property:  
The subject property is in Boynton Yards and is made up of three parcels with a total area of 27,481 sf.  

Internally, the property is divided down the middle such that one side contains five floors and the other 

side four floors even though the building is the same height throughout when viewed from the exterior.  

The structure on the site houses a mix of uses. 

 

In 2001, the Zoning Board of Appeals issued a special permit to alter the existing non-conforming 

structure (S.Z.O. §4.4.1.), a special permit to park on a separate lot (S.Z.O. §9.13.d.), a special permit for 

floor area ratio (S.Z.O. §8.5.e.) and a special permit for height (S.Z.O. §8.5.f.).  The ZBA also issued a 

special permit with site plan review to place 53,851 gsf of non-medical office space within the existing 

building (S.Z.O. §7.11.7.1.c).  The plans were not implemented and the Special Permit has since expired.  

 

In February 2010, the Planning Board issued a special permit to expand manufacturing space (SZO 

§7.13.H) in the building for the tenant Taza Chocolate. In May 2010, the application for phased façade 

alterations was approved. The Special Permit was revised in April 2012 to alter the approved signage and 

landscaping and add windows in the back of the building. 

 

In February 2018, a determination was made by the Planning Director that “the Property, as it is currently 

configured and being used, is fully in compliance with the law.” Therefore, the building and the parking 

area are legally separate lots.  

 

II. DESCRIPTION OF PROPOSAL 
 

The Applicant seeks to retain the existing building while rehabilitating the building and the site plan to 

change the uses to a mix of office, research/development (R&D), and arts-related uses. The project is 

proposed to occur in multiple phases but complies with the goals of SomerVision of creating jobs and 

increasing mobility options. There are six proposed phases to the renovations – three each for the building 

and site.   

 

Regarding the building exterior: 

Phase I will involve renovating the rear façade by opening previous closed windows and adding new 

fenestration to bring daylight into the building. The material would remain stucco with grid lines and the 

windows would be larger and more proportional to the building’s size. This work will be completed on or 

before 2 years from the opening of the Union Square Green Line Station. 

 

Phase II will involve the right half of the Windsor Place façade. The brick veneer will be removed, the 

wall openings increased, and operable windows installed. The perforated metal panels at the ground floor 

will be removed and replaced with storefront windows where appropriate for internal uses and high-

density fiber cement panels. This work will be completed on or before 2 years from the opening of the 

Union Square Green Line Station. 

 

Phase III will involve the left half and the center of the Windsor Place façade and the Windsor Street 

façade. At the ground level the high-density fiber cement panels and storefront windows will continue – 

as described in Phase II. A metal paneling system will be added to the middle of the building to draw 
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attention to the main entrance. A canopy will also be added above the door to give this entrance 

prominence and be distinct from the rest of the building. To the left of the entrance, the brick veneer will 

be removed and new windows added. This phase also includes replacing the windows and brick veneer on 

the western side of the building along Windsor Street. This elevation will be mostly corrugated metal 

similar to the Windsor Place elevation with stucco on the southern corner as the façade wraps to the rear 

of the building. The Phase III work will be complete on or before 5 years from the opening of the Union 

Square Green Line Station. 

 

Regarding the site plan: 

Phase A will involve the center along Windsor Place, which includes adding a drop-off/pick up area for 

two vehicles, landscaping, and bicycle parking, and will be completed on or before 2 years from the 

opening of the Union Square Green Line Station. 

 

Phase B will involve the right portion along Windsor Place, which includes in part five parking spaces, 

landscaping and additional bicycle parking, and will be completed on or before 2 years from the opening 

of the Union Square Green Line Station. 

 

Phase C will involve the left portion along Windsor Place, which includes in part a patio and landscaping 

and will be complete on or before 5 years from the opening of the Union Square Green Line Station. 

 

Parking 

The property is presently grandfathered 77 parking spaces, as analyzed by Planning Staff and documented 

in a memo date November 30, 2017. The existing 6 parking spaces are along the front of the building; 

however, one of these spaces will be removed to create a larger area for bicycle parking.  The parking 

requirements for the building will still be met. 

 

The proposed use clusters and associated parking requirements in the building are: 

Office (total 70,344 sf) – 70 parking spaces 

Small Retail and Service (total 3,000 sf) – 2 parking spaces 

Arts Related Uses (total 4,738 sf) – 5 parking spaces 

Food/retail (total 1,500 sf) – 3 parking spaces 

 

80 parking spaces are required 

5 parking spaces are available 

 

Based on the current vehicle parking requirement, only 7 bicycle parking spaces are required as Section 

9.15 requires only 1 space per 3000nsf. However, as this a transit-oriented zone and current employees 

cycle frequently, the Applicant is proposing to supply bicycle parking in greater numbers than the code 

requires. A new bike shelter is proposed that will hold 50 bicycles and there will be additional bike racks 

against the building (for a total of 68) in place of one of the loading docks on the Windsor Place side of 

the building. 

 

Loading 

The three loading docks in the front of the building will be removed to accommodate the new site design. 

The one loading area in the rear of the building would remain and has existing nonconforming 

dimensions.   

 

Trash Disposal 
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There is a dumpster in the back of the building that serves the entire building. 

 

Utilities 

The existing transformer located in the front of the building along Windsor Place will remain. However, 

the landscaping provides some screening from the sidewalk and as the vegetation grows, it will become 

denser. 

 
3. Green Building Practices: None specifically listed. This is an existing building and is not 

undergoing full renovation. However, the Applicant is increasing the pervious area and the amount of 

landscape with the proposed site improvements. The replacement exterior wall materials and fenestration 

will be contemporary energy-efficient construction standards with improved insulation and double-paned 

low emissivity glass in the windows and storefronts. 

 

4. Comments: 

Fire Prevention: None at this time. 

Traffic & Parking: None at this time. 

Wiring Inspection: None at this time. 

Lights and Lines: None at this time. 

Engineering: None at this time. 

Historic Preservation: Not applicable. 

Ward Alderman: None at this time. 

 

 

III. BOARD FINDINGS FOR REVISION TO A SPECIAL PERMIT WITH SITE PLAN 

REVIEW–A 

 

Information Supplied:   

The Board finds that the information provided by the Applicant conforms to the requirements of §5.2.3 of 

the SZO and allows for a comprehensive analysis of the project. 

 

2. Compliance with Standards:  The Applicant must comply “with such criteria or standards as may 

be set forth in this Ordinance which refer to the granting of the requested special permit with site plan 

review.”    

Nature of Application: TOD-135 

Since the building is existing many of the development standards within the TOD zone (Section 6.5.G) do 

not apply to this application. However, the proposal does address the requirements for pedestrian 

connections by promoting pedestrian activity through separate front entrance doors to lobbies and retail 

that are oriented to the public sidewalks. The site plan improvements will be coordinated with the 

Director of Engineering to ensure that City standards are met and will be appropriate for the burgeoning 

Boynton Yards revitalization. 

 

Section 4.4.1 states that “[l]awfully existing nonconforming structures other than one- and two-family 

dwellings may be enlarged, extended, renovated or altered only by special permit authorized by the SPGA 

in accordance with the procedures of Article 5. The SPGA must find that such extension, enlargement, 

renovation or alteration is not substantially more detrimental to the neighborhood than the existing 

nonconforming building. In making the finding that the enlargement, extension, renovation or alteration 

will not be substantially more detrimental, the SPGA may consider, without limitation, impacts upon the 
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following: traffic volumes, traffic congestion, adequacy of municipal water supply and sewer capacity, 

noise, odor, scale, on-street parking, shading, visual effects and neighborhood character.” 

 

In considering a special permit under §4.4 of the SZO, the Board finds that the proposed alterations and 

change of use would not be substantially more detrimental to the neighborhood than the existing structure 

and use.   

 

3. Purpose of District: The Applicant has to ensure that the project "is consistent with the intent of 

the specific zoning district as specified in Article 6”.     

The proposal is consistent with the purpose of the district, which is, “to encourage mixed-use transit-

oriented development with well-designed pedestrian access near transit connections and commercial 

squares . . . Moderate to high-density developments will include commercial, residential, and institutional 

cores complemented by pedestrian-oriented retail and business services, and in some districts, compatible 

industrial uses”.  

“TOD-135. This higher-density, taller sub-district shall provide the largest economic 

development opportunities, while being strategically located to minimize impacts to existing 

neighborhoods. This sub-district is intended to promote those developments that further the City's 

stated goals of improving its commercial tax base and bringing good quality jobs to the City. To 

accomplish these goals, this sub-district should be predominantly dedicated to uses such as office, 

research and development, and life sciences. Residential development, however, may be allowed 

provided that it is secondary and complementary to commercial development. To offset higher 

density, increased provision of public open space is expected in this area.”  

 

4. Site and Area Compatibility:  The Applicant has to ensure that the project “(i)s designed in a 

manner that is compatible with the existing natural features of the site and is compatible with the characteristics 

of the surrounding area, and that the scale, massing and detailing of the buildings are compatible with those 

prevalent in the surrounding area”.   

 

Surrounding Neighborhood: The surrounding area, Boynton Yards, is an underutilized area containing 

scrap yards, industrial buildings, and parking lots. It is, however, within walking distance to the future 

Union Square Green Line Station making it a prime location for transit-oriented development and the 

large industrial parcels ripe for redevelopment as an employment center. 

 

Impacts of Proposal (Design and Compatibility):  

Since the building is existing, many of the design guidelines within the TOD zone (Section 6.5.H) do not 

apply to this application. However, the existing building does complete the streetwall along Windsor 

Place and Windsor Street and the major entrances are on public streets that lead to bus stops and future 

transit stations. 

 

 Thirty-foot-wide commercial bays with independent entrances and 75% transparency is not 

possible in an industrial building with existing tenants. The proposed façade upgrades do, 

however, show increased storefront windows on the elevations fronting public streets.  

 The exterior building materials for all visible portions of the building will be high quality, 

durable, and aesthetically appropriate. As specified in the design guidelines, the 

“predominant exterior building materials (will) include an appropriate combination of brick, 

glass, wood, artistically used metal, stone, or stucco”.  

 Visible rear and side façades will maintain a similar character to the front façade of the 
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building.  

 Signage and awning design will respect building’s context (e.g., scale, design, style, colors, 

materials), be oriented to pedestrians, and be subordinate to the overall building composition. 

Signage, once designed and detailed, will require approval from the Director of Planning and 

documented with application for Building Permit for installation of the signage. 

 The elevations have been designed with changes in material, fenestration, architectural 

detailing, and other elements to avoid a monolithic appearance. 

 All rooftop-building systems, will be screened with materials that harmonize with the 

buildings' exterior finishes.  

 The final details and dimensions of the street right-of-way and public sidewalk will be 

coordinated with the Directors of Planning and Engineering as the design progresses. 

 

The guideline that cannot be met due to existing conditions is the parking access. The 5 parking spaces 

are head-in spots accessed directly off Windsor Place. This is not a condition that would be approved in a 

new development as the guideline says “On-site, off-street parking should be accessed from either a side 

street or an alley”. As these are existing, the spaces may remain but should be designed as part of the 

plaza and sidewalk to minimize conflict with pedestrians. A condition is also recommended that this area 

only remain as parking spaces until Taza Chocolate no longer occupies the building, the Union Square 

Green Line Station is open, and the development in Boynton Yards has begun at which point the area 

must be redesigned and incorporated into the adjacent open space. 

 

5.  Functional Design:  The project must meet “accepted standards and criteria for the functional 

design of facilities, structures, and site construction.”  

The project will meet accepted standards and criteria for the functional design of facilities, structures, and 

site construction. 

 

6. Impact on Public Systems:  The project will “not create adverse impacts on the public services 

and facilities serving the development, such as the sanitary sewer system, the storm drainage system, the 

public water supply, the recreational system, the street system for vehicular traffic, and the sidewalks and 

footpaths for pedestrian traffic.” 

This proposal is unlikely to create additional impacts on the public services. The sanitary sewer and storm 

drainage systems in the neighborhood must be improved and/or replaced as the neighborhood redevelops 

but this building is already included in the existing capacity calculations. 

 

7. Environmental Impacts:  “The proposed use, structure or activity will not constitute an adverse 

impact on the surrounding area resulting from: 1) excessive noise, level of illumination, glare, dust, 

smoke, or vibration which are higher than levels now experienced from uses permitted in the surrounding 

area; 2) emission of noxious or hazardous materials or substances; 3) pollution of water ways or ground 

water; or 4) transmission of signals that interfere with radio or television reception.” 

This proposal will not create any environmental impacts. 

 

8. Consistency with Purposes:  “Is consistent with: 1) the purposes of this Ordinance, particularly 

those set forth in Article 1 and Article 5; and 2) the purposes, provisions, and specific objectives 

applicable to the requested special permit with site plan review which may be set forth elsewhere in this 

Ordinance, such as, but not limited to, those at the beginning of the various sections.” 

The proposal is consistent with the general purposes of the Ordinance as set forth under §1.2, which 

includes, but is not limited to provide for and maintain the uniquely integrated structure of uses in the 
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City; to conserve the value of land and buildings; and, to preserve the historical and architectural 

resources of the City. 

 

9. Preservation of Landform and Open Space:  The Applicant has to ensure that “the existing land 

form is preserved in its natural state, insofar as practicable, by minimizing grading and the erosion or 

stripping of steep slopes, and by maintaining man-made features that enhance the land form, such as 

stone walls, with minimal alteration or disruption.  In addition, all open spaces should be designed and 

planted to enhance the attractiveness of the neighborhood.  Whenever possible, the development parcel 

should be laid out so that some of the landscaped areas are visible to the neighborhood.” 

There have been no natural features or landforms within this industrial area for a very long time. 

Significant open space will be re-introduced to the area as part of a neighborhood plan but this property 

can only provide a small amount of landscape due to the site coverage of the existing building. 

 

10. Relation of Buildings to Environment:  The Applicant must ensure that “buildings are:  1) 

located harmoniously with the land form, vegetation and other natural features of the site; 2) compatible 

in scale, design and use with those buildings and designs which are visually related to the development 

site; 3) effectively located for solar and wind orientation for energy conservation; and 4) advantageously 

located for views from the building while minimizing the intrusion on views from other buildings.” 

While there is very little in the current surrounding built environment worth referencing, the existing 

building remains to form part of the basic network of new streets and development sites which will be the 

Boynton Yards neighborhood.  

 

11. Stormwater Drainage:  The Applicant must demonstrate that “special attention has been given to 

proper site surface drainage so that removal of surface waters will not adversely affect neighboring 

properties or the public storm drainage system.  Storm water shall be removed from all roofs, canopies, 

and powered area, and routed through a well-engineered system designed with appropriate storm water 

management techniques.  Skimming devices, oil, and grease traps, and similar facilities at the collection 

or discharge points for paved surface runoff should be used, to retain oils, greases, and particles.  

Surface water on all paved areas shall be collected and/or routed so that it will not obstruct the flow of 

vehicular or pedestrian traffic and will not create puddles in the paved area.  In larger developments, 

where practical, the routing of runoff through sheet flow, swales or other means increasing filtration and 

percolation is strongly encouraged, as is use of retention or detention ponds.  In instances of below grade 

parking (such as garages) or low lying areas prone to flooding, installation of pumps or other devices to 

prevent backflow through drains or catch basins may be required.”  

The Applicant will continue to coordinate with the Director of Engineering regarding the anticipated 

upgrade to utilities in the neighborhood. 

 

12. Historic or Architectural Significance:  The project must be designed “with respect to 

Somerville’s heritage, any action detrimental to historic structures and their architectural elements shall 

be discouraged insofar as is practicable, whether those structures exist on the development parcel or on 

adjacent properties.  If there is any removal, substantial alteration or other action detrimental to 

buildings of historic or architectural significance, these should be minimized and new uses or the erection 

of new buildings should be compatible with the buildings or places of historic or architectural 

significance on the development parcel or on adjacent properties.” 

The existing building was built in 1920 according the City Assessor’s Database making the building old 

enough to be saved and re-used as it has been over the years. The building will remain. 
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13. Enhancement of Appearance:  The Applicant must demonstrate that “the natural character and 

appearance of the City is enhanced.  Awareness of the existence of a development, particularly a non-

residential development or a higher density residential development, should be minimized by screening 

views of the development from nearby streets, residential neighborhoods of City property by the effective 

use of existing land forms, or alteration thereto, such as berms, and by existing vegetation or 

supplemental planting.” 

The elevation alterations as designed are a good combination of the old and the, anticipated, new. 

Retaining the industrial character from Boynton Yards history will be important as the neighborhood 

revitalizes and is developed with new buildings into an employment center as envisioned by 

SomerVision. 

 

14. Lighting: With respect to lighting, the Applicant must ensure that “all exterior spaces and 

interior public and semi-public spaces shall be adequately lit and designed as much as possible to allow 

for surveillance by neighbors and passersby.” 

All lighting at the public space and as part of the street improvements will be reviewed by the Directors of 

Planning and Engineering to coordinate with city standards and provide adequate visibility for public 

safety. 

 

15. Emergency Access:  The Applicant must ensure that “there is easy access to buildings, and the 

grounds adjoining them, for operations by fire, police, medical and other emergency personnel and 

equipment.” 

The existing building will continue to be accessible for public safety from Windsor Place, Windsor Street, 

and the shared alley on the south side. 

 

16. Location of Access:  The Applicant must ensure that “the location of intersections of access 

drives with the City arterial or collector streets minimizes traffic congestion.”  

The existing building is located at the intersection of Windsor Place and Windsor Street, and the traffic 

patterns will be further investigated by the City as the neighborhood redevelops. 

 

17. Utility Service:  The Applicant must ensure that “electric, telephone, cable TV and other such 

lines and equipment are placed underground from the source or connection, or are effectively screened 

from public view.” 

All utility services are existing to remain. 

 

18. Prevention of Adverse Impacts:  The Applicant must demonstrate that “provisions have been 

made to prevent or minimize any detrimental effect on adjoining premises, and the general neighborhood, 

including, (1) minimizing any adverse impact from new hard surface ground cover, or machinery which 

emits heat, vapor, light or fumes; and (2) preventing adverse impacts to light, air and noise, wind and 

temperature levels in the immediate vicinity of the proposed development.;” 

This proposal will not create any adverse impacts on the adjacent properties and will improve the general 

area. 

 

19. Signage:  The Applicant must ensure that “the size, location, design, color, texture, lighting and 

materials of all permanent signs and outdoor advertising structures or features shall reflect the scale and 

character of the proposed buildings.” 

Signage must be submitted with more detail than shown on the current application. Any signage will 

require approval from the Planning Director prior to the granting of any Building Permit but will not 

require a separate Special Permit. 
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20. Screening of Service Facilities:  The Applicant must ensure that “exposed transformers and other 

machinery, storage, service and truck loading areas, dumpsters, utility buildings, and similar structures 

shall be effectively screened by plantings or other screening methods so that they are not directly visible 

from either the proposed development or the surrounding properties.”  

The existing to remain transformer is screened from the public right-of-way by plantings to the extent 

permissible by code. The dumpster is setback from the street and trash collection will remain accessed via 

the shared right-of-way with the property to the south at 541 Windsor Street. 

 

21. Screening of Parking:   

As mentioned above, the 5 existing to remain parking spaces cannot be screened as they are accessed 

directly from the street. 

 

21. Housing Impact: Will not create adverse impacts on the stock of existing affordable housing. 

There is no housing in this proposal. 

 

22. SomerVision Plan: Complies with the applicable goals, policies and actions of the SomerVision 

plan, including the following, as appropriate: Preserve and enhance the character of Somerville’s 

neighborhoods, transform key opportunity areas, preserve and expand an integrated, balanced mix of 

safe, affordable and environmentally sound rental and homeownership units for households of all sizes 

and types from diverse social and economic groups; and, make Somerville a regional employment center 

with a mix of diverse and high-quality jobs. The areas in the SomerVision map that are designated as 

enhance and transform should most significantly contribute towards the SomerVision goals that are 

outlined in the table below.  The areas marked as conserve are not expected to greatly increase the 

figures in the table since these areas are not intended for large scale change. 

 

SomerVision Summary Existing Proposed 

Dwelling Units: 0 0 

Affordable Units: 0 0 

Commercial Sq. Ft.: 21,281 21,281 

Estimated Employment:  100-125 unknown 

Parking Spaces: 6 5 

Publicly Accessible Open Space: 0 0 

 

23. Impact on Affordable Housing: In conjunction with its decision to grant or deny a special permit 

for a structure of four or more units of housing, the SPGA shall make a finding and determination as to 

how implementation of the project would increase, decrease, or leave unchanged the number of units of 

rental and home ownership housing that are affordable to households with low or moderate incomes, as 

defined by HUD, for different sized households and units. 

There is no housing in this proposal. 

 

III. DECISION: 

 

Based on the materials submitted by the Applicant and the attached findings, the Planning Board finds 

that the application for the Special Permit with Site Plan Review meets the goals of the City for this site, 

the purposes of the district, and the provisions and purposes of the Ordinance. Therefore, the Board 

recommends CONDITIONAL APPROVAL. 
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All additional findings and conditions attached are applicable.   

Approval does not include the design of the storefronts or first floor retail signs.  The storefront design 

and signage are subject to Board review to ensure that the design is consistent with standards.  

The recommendation is also based upon a technical analysis by the Planning Board of the application 

material based upon the required findings of the Somerville Zoning Ordinance, and is based only upon 

information submitted prior to the public hearing.  This report may be revised or updated with new 

recommendations, findings and/or conditions based upon additional information provided to the Planning 

Board during the public hearing process. 

 

# Condition 
Timeframe 

 for 

Compliance 

Verified 

(initial) 
Notes 

1 

Approval is for the change of uses, and alteration of the 

façade and site plan each in three phases as outlined in this 

report (see page 2). 

This approval is based upon the following application 

materials and the plans submitted by the Applicant: 

Date (Stamp Date) Submission 

August 16, 2018 

Initial application 

submitted to the City 

Clerk’s Office 

Any changes to the approved site plan, elevations, and uses 

that are not de minimis must receive SPGA approval.  

CO / BP ISD/ 

Planning 

 

2 

Phases I, II, A, and B of the project shall be completed on or 

before two years from the opening of the MBTA Green 

Line transit station in Union Square. 

2 years after 

Union Square 

Green line 

opening 

Planning  

3 

Phases III and C of the project shall be completed on or 

before five years from the opening of the MBTA Green 

Line transit station opening in Union Square. 

5 years after 

Union Square 

Green line 

opening 

Planning  

4 

The 5 head-in parking spaces that are accessed directly off 

Windsor Place may only remain as parking spaces until 

Taza Chocolate no longer occupies the building, and 5 years 

after the Union Square Green Line Station is open, and there 

has been 500,00sf of new construction completed in 

Boynton Yards. When all three occur, the area must be 

redesigned and incorporated into the adjacent open space. 

See condition Planning  
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5 

The Applicant/Owner will coordinate with the Directors of 

Planning and Engineering regarding the final section and 

dimensions of an improved Windsor Place (appropriate for 

the burgeoning Boynton Yards revitalization), the drop-off 

area, and the publicly accessible sidewalks on Windsor 

Place and Windsor Street. Site improvements may be 

delayed to be timed appropriately with the anticipated utility 

and street improvements, at the discretion of the Planning 

Director, have been documented by the City. Any delay by 

the City shall cause the Applicant/Owner's deadlines 

hereunder to be extended by the same amount of time as 

said delay. 

Construction 

of site 

improvements 

Planning/ 

Engineering 
 

6 

The Applicant/Owner will coordinate with the Directors of 

Planning and Engineering as the open space along Windsor 

Place is further designed and detailed to determine the 

amount of paving shown on the site plan to be permeable. 

BP Planning/ 

Engineering 

 

7 

The Applicant/Owner will continue to coordinate with the 

Director of Engineering regarding the anticipated upgrade to 

utilities in the neighborhood prior to the construction of the 

site upgrades included in this approval. 

Permitting for 

site 

construction 

Planning/ 

Engineering 

 

8 

Signage and awning design will respect building’s context 

(e.g., scale, design, style, colors, materials), be oriented to 

pedestrians, and be subordinate to the overall building 

composition. Signage must be submitted with more detail 

than shown on the current application. Any signage will 

require approval from the Planning Director prior to the 

granting of any Building Permit but will not require a 

separate Special Permit. 

BP Planning  

9 

The Applicant/Owner shall supply the final details, samples, 

and colors of all material (façade and site plan) to Planning 

Staff for review and approval. 

BP Planning  

10 

The Applicant shall at his expense replace any existing 

equipment (including, but not limited to street sign poles, 

signs, traffic signal poles, traffic signal equipment, wheel 

chair ramps, granite curbing, etc.) and the entire sidewalk 

immediately abutting the subject property to be coordinated 

with other site improvements. All new sidewalks and 

driveways must be constructed to Engineering standard. 

Final sign off Engineering  

11 

The Applicant shall install a total of 68 bicycle parking 

spaces onsite to specifications approved by the Director of 

Transportation & Infrastructure. 

BP Planning/ 

T&I 

 

12 

The Applicant, its successors and/or assigns, shall be 

responsible for maintenance of both the building and all on-

site amenities, including landscaping, fencing, lighting, 

parking areas and parcel-related storm water systems, 

ensuring they are clean, well-kept and in good and safe 

working order.   

Perpetual ISD  

13 

The Applicant shall ensure that the vegetative material 

continues to screens the existing transformer from the 

sidewalk to the extent permissible by code. 

Perpetual Planning/ 

ISD/DPW 

 

Pre-Construction 
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14 

The applicant must comply with the: "Policy for new 

connections to and modifications to existing connections to 

the municipal sewer and drainage system stormwater 

management and infiltration/inflow mitigation."  The 

Applicant shall work with Engineering to meet this 

condition and provide the required fees/mitigation. 

CO Engineering  

15 

The Applicant shall submit a drainage summary explaining 

the current run-off conditions of the existing building/site 

and the proposed improvements, that demonstrates 

compliance with the City’s stormwater policy. 

BP Engineering  

16 

The Applicant must contact the Engineering Department to 

coordinate the timeline for cutting or opening the street 

and/or sidewalk for utility connections or other 

construction. There is a moratorium on opening streets from 

November 1st to April 1st and there is a list of streets that 

have additional opening restrictions.  

BP Engineering  

17 

All construction materials and equipment must be stored 

onsite. If occupancy of the street layout is required, such 

occupancy must be in conformance with the requirements of 

the Manual on Uniform Traffic Control Devices and the 

prior approval of the Traffic and Parking Department must 

be obtained. 

During 

Construction 

ISD  

18 

The Applicant shall develop a demolition plan in 

consultation with the City of Somerville Inspectional 

Services Division. Full compliance with proper demolition 

procedures shall be required, including timely advance 

notification to abutters of demolition date and timing, good 

rodent control measures (i.e. rodent baiting), minimization 

of dust, noise, odor, and debris outfall, and sensitivity to 

existing landscaping on adjacent sites. 

Demolition 

Permitting 

ISD  

Construction Impacts 

19 

The applicant shall post the name and phone number of the 

general contractor at the site entrance where it is visible to 

people passing by. 

During 

Construction 

Planning  

20 
Approval is subject to the Applicant’s and/or successor’s 

right, title and interest in the property. 

Perpetual Planning Deed 

submitted 

& 

application 

formed 

signed 

21 

The Applicant shall provide notice of intent to strictly 

comply with applicable State and Federal regulations 

regarding air quality including without limitation 

continuous dust control during demolition and construction 

During 

Construction 

ISD  

22 

The Applicant shall at his expense replace any existing 

equipment (including, but not limited to street sign poles, 

signs, traffic signal poles, traffic signal equipment, wheel 

chair ramps, granite curbing, etc) and the entire sidewalk 

immediately abutting the subject property if damaged as a 

result of construction activity. All new sidewalks and 

driveways must be constructed to DPW standard. 

CO DPW  

Site 
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23 

The electric, telephone, cable TV and other such new lines 

and equipment shall be placed underground from the source 

or connection. The utilities plan shall be supplied to the 

Wiring Inspector before installation. 

Installation of 

Utilities 

Wiring 

Inspector 

 

24 

All new sidewalks will be installed by the Applicant in 

accordance with the specifications of the Director of 

Engineering. Specifically, all driveway aprons shall be 

concrete; 

CO Engineering  

Miscellaneous 

25 

Garbage and recycling locations shall be clearly indicated 

on site plans.  Storage areas shall be inside of the structure 

or shall be fully screened from view from both the public 

way and abutters by an appropriate material reviewed and 

approved by staff. The location shall not impact any 

parking, landscaping, or egress. 

BP Planning  

Public Safety 

26 
The Applicant or Owner shall meet the Fire Prevention 

Bureau’s requirements. 

CO FP  

27 

Notification must be made, within the time period required 

under applicable regulations, to the Massachusetts 

Department of Environmental Protection (DEP) if there is 

any release of oil, hazardous materials, or regulated 

hazardous substances at the site. The City’s OSE office, Fire 

Department and the Board of Health shall also be notified. 

At time of 

release 

OSE/FP/ 

BOH 

 

28 

To the extent possible, all exterior lighting must be confined 

to the subject property, cast light downward and must not 

intrude, interfere or spill onto neighboring properties. 

CO Planning  

Final Sign-Off 

29 

The Applicant shall contact Planning Staff at least five 

working days in advance of a request for a final inspection 

by Inspectional Services to ensure the proposal was 

constructed in accordance with the plans and information 

submitted and the conditions attached to this approval.   

Final sign off Planning  
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Attest, by the Planning Board:     
 

 

 

Joseph Favaloro 

 

 

 

 

 

 

_________________________ 

Michael Capuano 

 

 
 

 

 
 

 

    

Gerard Amaral 
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Copies of this decision are filed in the Somerville City Clerk’s office. 

Copies of all plans referred to in this decision and a detailed record of the  

SPGA proceedings are filed in the Somerville Planning Dept. 

 

CLERK’S CERTIFICATE  

 

Any appeal of this decision must be filed within twenty days after the date this notice is filed in the Office of the 

City Clerk, and must be filed in accordance with M.G.L. c. 40A, sec. 17 and SZO sec. 3.2.10. 

 

In accordance with M.G.L. c. 40 A, sec. 11, no variance shall take effect until a copy of the decision bearing the 

certification of the City Clerk that twenty days have elapsed after the decision has been filed in the Office of the City 

Clerk and no appeal has been filed, or that if such appeal has been filed, that it has been dismissed or denied, is 

recorded in the Middlesex County Registry of Deeds and indexed in the grantor index under the name of the owner 

of record or is recorded and noted on the owner’s certificate of title. 

 

Also in accordance with M.G.L. c. 40 A, sec. 11, a special permit shall not take effect until a copy of the decision 

bearing the certification of the City Clerk that twenty days have elapsed after the decision has been filed in the 

Office of the City Clerk and either that no appeal has been filed or the appeal has been filed within such time, is 

recorded in the Middlesex County Registry of Deeds and indexed in the grantor index under the name of the owner 

of record or is recorded and noted on the owner’s certificate of title. The person exercising rights under a duly 

appealed Special Permit does so at risk that a court will reverse the permit and that any construction performed 

under the permit may be ordered undone. 

 

The owner or applicant shall pay the fee for recording or registering. Furthermore, a permit from the Division of 

Inspectional Services shall be required in order to proceed with any project favorably decided upon by this decision, 

and upon request, the Applicant shall present evidence to the Building Official that this decision is properly 

recorded. 

 

This is a true and correct copy of the decision filed on ______________________ in the Office of the City Clerk, 

and twenty days have elapsed, and  

FOR SPECIAL PERMIT(S) WITHIN 

     _____ there have been no appeals filed in the Office of the City Clerk, or 

     _____ there has been an appeal filed. 

 

Signed        City Clerk     Date    
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