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5-121 Environmental Protection Component 
 

 

Sustainable Practices 

  

City of Boston Green Building Requirements 

Proposed Projects subject to Large Project Review under Article 80 of the City’s 
Zoning Code (i.e., the Pilgrim Avenue Project and the Longwood Avenue Project) 
must comply with Article 37 of the Zoning Code, which establishes certain standards 
related to sustainable development.  The Winsor School is committed to 
incorporating numerous sustainable design elements into the Proposed Projects. The 
Proposed Projects will respond to environmental concerns, reduce energy 
consumption, reduce water use, and increase recycling, along with incorporating 
other environmentally sustainable features and practices described below and in the 
Proposed Projects’ Article 37 filing, submitted under separate cover.   
 
A LEED 2009 for New Construction Scorecard has been included in this Expanded 
PNF as Figure 5-33 for the Pilgrim Road Project. 
 
A LEED 2009 for Core and Shell Development Scorecard has been included in this 
Expanded PNF as Figure 5-34 for the Longwood Avenue Project which will be 
privately designed and for which only uses, height and massing approvals are 
sought from the BRA at this time. 
 
The Courtyard Addition Project falls below the threshold for individual compliance 
with the requirements of Article 37, however in fulfillment of Winsor’s commitment 
to environmental sustainability, it is anticipated that the Courtyard Addition Project 
will achieve a LEED rating of Certified or greater, thus fulfilling the requirements of 
Article 37 on a voluntary basis.  
 
The LEED scorecards above have computed the green building points defined by the 
U.S. Green Building Council’s Leadership in Energy and Environmental Design 
(LEED) building rating system. 
 
The Proposed Projects will receive building permits after July 2011, and therefore 
will be subject to the City’s new “Stretch Code.”  Therefore, the energy and 
atmosphere performance analysis and criteria have integrated the Stretch Code’s 
requirements (i.e., to achieve 20 percent greater energy efficiency than baselines 
described in national standard ASHRAE 90.1 – 2007). 
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The Winsor school has engaged Mark Oldham, AIA, LEED AP of William Rawn 
Associates to optimize the sustainable design strategies for each of the Proposed 
Projects. 

  

Pilgrim Road Project 

Description of LEED Checklist 

The Pilgrim Road Project will utilize the LEED 2009 for New Construction 
development. The following section is a synopsis of LEED prerequisites and 
potential credits under review for the Pilgrim Road Project.   

Sustainable Sites 

Construction Activity Pollution Prevention 
The Pilgrim Road Project will implement an erosion and sedimentation control plan 
for all construction activities. The plan will conform to the erosion and sedimentation 
requirements of the 2003 EPA Construction General Permit and as outlined by the 
National Pollutant Discharge Elimination System (NPDES) program. 

 
Site Selection 
The Pilgrim Road Project will result in the redevelopment of a previously developed 
site in a dense urban neighborhood, outside of wetlands and will meet the 
community connectivity points for this credit.   

 
Development Density & Community Connectivity 
The Pilgrim Road Project will result in the redevelopment of a previously developed 
site in a dense urban area near two Green Line MBTA stations and multiple MBTA 
bus lines; this project will meet the community connectivity points for proximity and 
pedestrian access to the required basic services. 

 
Alternative Transportation: Public Transportation Access 
The Pilgrim Road Project site is located within a half mile of two MBTA Green Line 
Stations on the D and E lines.  In addition, there are public bus lines on both 
Longwood and Brookline Avenues. 

 
Alternative Transportation: Bicycle Use 
The Pilgrim Road Project will include secure bicycle storage for at least 3 percent of 
all building occupants and shower and changing facilities for 0.5 percent of full time 
equivalent (FTE) occupants. 
 
 



The Winsor School William Rawn Associates, 
Architects, Inc.

Figure 5-32

Pilgrim Road Project
LEED Checklist

LEED 2009 for New Construction and Major Renovations Pilgrim Road Site

 Project Checklist December 7th 2010

21 2 3 Possible Points:  26
Y ? N Y ? N

Y Prereq 1 1 1 Credit 4 1 to 2
1 Credit 1 1 1 1 Credit 5 1 to 2
5 Credit 2 5 1 Credit 6 Rapidly Renewable Materials 1

1 Credit 3 Brownfield Redevelopment 1 1 Credit 7 1
6 Credit 4.1 6
1 Credit 4.2 1 7 8 Possible Points:  15
3 Credit 4.3 Alternative Transportation—Low-Emitting and Fuel-Efficient Vehicles 3
2 Credit 4.4 2 Y Prereq 1 

1 Credit 5.1 Site Development—Protect or Restore Habitat 1 Y Prereq 2 

1 Credit 5.2 Site Development—Maximize Open Space 1 1 Credit 1 1
1 Credit 6.1 Stormwater Design—Quantity Control 1 1 Credit 2 1
1 Credit 6.2 Stormwater Design—Quality Control 1 1 Credit 3.1 1

1 Credit 7.1 Heat Island Effect—Non-roof 1 1 Credit 3.2 1
1 Credit 7.2 1 1 Credit 4.1 1

1 Credit 8 Light Pollution Reduction 1 1 Credit 4.2 1
1 Credit 4.3 1

4 3 3 Possible Points:  10 1 Credit 4.4 1
1 Credit 5 1

Y Prereq 1 1 Credit 6.1 Controllability of Systems—Lighting 1
ff d

Construction IAQ Management Plan—During Construction

Outdoor Air Delivery Monitoring

Indoor Environmental Quality

Minimum Indoor Air Quality Performance
Environmental Tobacco Smoke (ETS) Control

Increased Ventilation

Low-Emitting Materials—Adhesives and Sealants
Low-Emitting Materials—Paints and Coatings

Water Use Reduction—20% Reduction

Low-Emitting Materials—Composite Wood and Agrifiber Products
Low-Emitting Materials—Flooring Systems

Indoor Chemical and Pollutant Source Control

C ll bili  f S Th l C f

Sustainable Sites

Alternative Transportation—Public Transportation Access

Site Selection
Development Density and Community Connectivity

Construction Activity Pollution Prevention

Construction IAQ Management Plan—Before Occupancy

Materials and Resources, Continued

Water Efficiency

Alternative Transportation—Parking Capacity

Heat Island Effect—Roof

Recycled Content
Regional Materials

Certified Wood

Alternative Transportation—Bicycle Storage and Changing Rooms

2 2 Credit 1 Water Efficient Landscaping 2 to 4 1 Credit 6.2 1
2 Credit 2 Innovative Wastewater Technologies 2 1 Credit 7.1 1

2 1 1 Credit 3 2 to 4 1 Credit 7.2 Thermal Comfort—Verification 1
1 Credit 8.1 1

7 6 10 Possible Points:  35 1 Credit 8.2 1

Y Prereq 1 4 2 Possible Points:  6
Y Prereq 2 

Y Prereq 3 1 Credit 1.1 1
5 2 Credit 1 1 to 19 1 Credit 1.2 1

7 Credit 2 1 to 7 1 Credit 1.3 1
2 Credit 3 2 1 Credit 1.4 1

2 Credit 4 2 1 Credit 1.5 1
3 Credit 5 3 1 Credit 2 1

2 Credit 6 2
2 2 Possible Points: 4

4 5 5 Possible Points:  14
1 Credit 1.1 1

Y Prereq 1 1 Credit 1.2 1
3 Credit 1.1 1 to 3 1 Credit 1.3 1
1 Credit 1.2 Building Reuse—Maintain 50% of Interior Non-Structural Elements 1 1 Credit 1.4 1

2 Credit 2 1 to 2
1 1 Credit 3 1 to 2 49 28 21 Possible Points: 110

Certified 40 to 49 points     Silver 50 to 59 points     Gold 60 to 79 points     Platinum 80 to 110 

Regional Priority Credits

Innovation and Design Process

Green Power

Water Use Reduction

Minimum Energy Performance
Fundamental Refrigerant Management

Daylight and Views—Views

LEED Accredited Professional

Daylight and Views—Daylight

Optimize Energy Performance

Energy and Atmosphere

Thermal Comfort—Design
Controllability of Systems—Thermal Comfort

Building Reuse—Maintain Existing Walls, Floors, and Roof

Materials Reuse

Storage and Collection of Recyclables

Materials and Resources

Fundamental Commissioning of Building Energy Systems

Total
Construction Waste Management

Enhanced Commissioning
On-Site Renewable Energy

Enhanced Refrigerant Management

Regional Priority: SSc6.1
Regional Priority: SSc7.2
Regional Priority: Specific Credit
Regional Priority: Specific Credit

Measurement and Verification

Innovation in Design: Green Building Education
Innovation in Design: Green Cleaning
Innovation in Design: Exemplary Performance
Innovation in Design: TBD
Innovation in Design: TBD

Pilgrim Road Project

December 7th, 2010
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Figure 5-33

Longwood Avenue Project
LEED Checklist

LEED 2009 for Core and Shell Development Longwood Center Site

Project Checklist December 7th, 2010

22 2 4 Possible Points:  28 2 2 9 Possible Points:  13
Y ? N Y ? N

Y Prereq 1 Y Prereq 1 

1 Credit 1 1 5 Credit 1 1 to 5
5 Credit 2 5 2 Credit 2 1 to 2

1 Credit 3 Brownfield Redevelopment 1 1 Credit 3 1
6 Credit 4.1 6 1 1 Credit 4 1 to 2
2 Credit 4.2 2 1 1 Credit 5 1 to 2
3 Credit 4.3 Alternative Transportation—Low-Emitting and Fuel-Efficient Vehicles 3 1 Credit 6 1
2 Credit 4.4 2

1 Credit 5.1 Site Development—Protect or Restore Habitat 1 7 2 3 Possible Points:  12
1 Credit 5.2 Site Development—Maximize Open Space 1

1 Credit 6.1 Stormwater Design—Quantity Control 1 Y Prereq 1 

1 Credit 6.2 Stormwater Design—Quality Control 1 Y Prereq 2 

1 Credit 7.1 Heat Island Effect—Non-roof 1 1 Credit 1 1
1 Credit 7.2 1 1 Credit 2 1

1 Credit 8 Light Pollution Reduction 1 1 Credit 3 1
1 Credit 9 1 1 Credit 4.1 1

1 Credit 4.2 1
4 4 Possible Points:  10 1 Credit 4.3 1

1 C dit 4 4 1

Alternative Transportation—Bicycle Storage and Changing Rooms

Construction Waste Management

Tenant Design and Construction Guidelines

Water Efficiency

Alternative Transportation—Parking Capacity

Heat Island Effect—Roof

Certified Wood
Regional Materials

Sustainable Sites

Alternative Transportation—Public Transportation Access

Site Selection
Development Density and Community Connectivity

Construction Activity Pollution Prevention

Low-Emitting Materials—Flooring Systems
Low Emitting Materials Composite Wood and Agrifiber Products

Outdoor Air Delivery Monitoring

Indoor Environmental Quality

Minimum Indoor Air Quality Performance
Environmental Tobacco Smoke (ETS) Control

Materials and Resources

Materials Reuse
Recycled Content

Low-Emitting Materials—Adhesives and Sealants
Low-Emitting Materials—Paints and Coatings

Increased Ventilation

Building Reuse—Maintain Existing Walls, Floors, and Roof
Storage and Collection of Recyclables

Construction IAQ Management Plan—During Construction

1 Credit 4.4 1
Y Prereq 1 1 Credit 5 1
2 Credit 1 Water Efficient Landscaping 2 to 4 1 Credit 6 1

2 Credit 2 Innovative Wastewater Technologies 2 1 Credit 7 1
2 2 Credit 3 2 to 4 1 Credit 8.1 1

1 Credit 8.2 1
7 11 2 Possible Points:  37

1 Possible Points:  6
Y Prereq 1 

Y Prereq 2 Credit 1.1 1
Y Prereq 3 Credit 1.2 1
7 Credit 1 3 to 21 Credit 1.3 1

2 Credit 2 4 Credit 1.4 1
1 Credit 3 2 Credit 1.5 1
2 Credit 4 2 1 Credit 2 1
3 Credit 5.1 3
3 Credit 5.2 3 3 Possible Points: 4
2 Credit 6 2

1 Credit 1.1 1
Credit 1.2 1

1 Credit 1.3 1
1 Credit 1.4 1

43 24 18 Possible Points: 110

Innovation in Design: Educational Dsiplay
Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific Title
Innovation in Design: Specific TitleEnhanced Commissioning

On-Site Renewable Energy

Energy and Atmosphere

Water Use Reduction—20% Reduction

Water Use Reduction

Minimum Energy Performance
Fundamental Refrigerant Management

Fundamental Commissioning of Building Energy Systems

Daylight and Views—Views

Low-Emitting Materials—Composite Wood and Agrifiber Products

LEED Accredited Professional

Innovation and Design Process

Indoor Chemical and Pollutant Source Control

Thermal Comfort—Design
Daylight and Views—Daylight

Controllability of Systems—Thermal Comfort

Certified 40 to 49 points     Silver 50 to 59 points     Gold 60 to 79 points     Platinum 80 to 110 

Green Power

Optimize Energy Performance

Enhanced Refrigerant Management
Measurement and Verification—Base Building
Measurement and Verification—Tenant Submetering Regional Priority Credits

Total

Regional Priority Credit: SSc7.2
Regional Priority Credit: EAc2
Regional Priority Credit: SSc7.1

Regional Priority Credit: SSc6.1

Longwood Avenue Project

December 7th, 2010
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5-127 Environmental Protection Component 
 

Alternative Transportation: Low-Emitting & Fuel-Efficient Vehicles 
At least five percent of the parking spaces in the single level underground parking 
lot beneath the adjacent athletic field will be preferred parking for Low-Emitting & 
Fuel-Efficient Vehicles.  

 
Stormwater Design: Quantity Control 
As the existing site condition is more than 50 percent impervious, the Pilgrim Road 
Project will implement a stormwater management plan resulting in a 25 percent 
decrease in the volume of stormwater runoff from the 2-year 24-hour design storm. 
 
Stormwater Design: Quality Control 
To limit disruption and pollution of natural water flows by managing stormwater 
runoff the Pilgrim Road Project will implement a stormwater management plan that 
reduces impervious cover, promotes infiltration and captures and treats the 
stormwater runoff from 90 percent of the average annual rainfall1 using acceptable 
best management practices (BMPs). These strategies will be capable of removing 80% 
of the average annual post development total suspended solids (TSS) load based on 
existing monitoring reports.  
 
Heat Island Effect: Roof 
The Pilgrim Road Project will feature highly reflective roofs with an SR index of 78 or 
greater for 75 percent or more of the roof surface to reduce the absorption of solar 
radiation. 

Water Efficiency 

Water Efficient Landscaping 
Landscape plant materials will be native and drought resistant to achieve the 50 
percent reduction in irrigation water use. 

 
Water Use Reduction; 30 Percent 
Dual flush, low flow toilet, and low flow faucets and shower heads will be employed 
to reduce water usage.  Infrared sensors for faucet operations improve hygiene while 
reducing water consumption. 

Energy & Atmosphere 

 Fundamental Commissioning of Building Energy Systems  
A commissioning agent will be hired as part of the design team to achieve this 
prerequisite as well as the additional commissioning credit. 
 
Fundamental Refrigerant Management 
New HVAC systems will not utilize CFC refrigerants and will use HFC only; no 
ozone depleting refrigerants are used in the new cooling systems. 
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5-128 Environmental Protection Component 
 

Optimized Energy Performance 
The Pilgrim Road Project is expect to achieve 20 percent exceedance of the ASHRAE 
90.1-2007 standard (see EA Credit 1), meeting the minimum energy performance 
criterion.  Energy efficiency will be achieved by improved building envelope, 
increased insulation and solar shading at walls and roof, improved windows at all 
locations, high efficiency lighting for all spaces, and a high efficiency HVAC system 
including condensing boilers and heat.  The Pilgrim Road Project is expected to 
achieve at least 20% greater overall energy efficiency than the baseline ASHRAE 90.1-
2007 standard to comply with the City of Boston’s adoption of the Stretch Code. This 
will achieve 5 LEED points. 

 
Enhanced Refrigerant Management 
All HVAC equipment will meet the requirement of EA Credit 4 by not using 
refrigerants or by selecting refrigerants and heating, ventilation, air conditioning and 
refrigeration (HVAC&R) equipment that minimizes the emission of compounds that 
contribute to ozone depletion and climate change 

Materials & Resources 

 Storage and Collection of Recyclables 
Recycling bins will be provided as required and a recycling collection/storage area 
will be located appropriately to facilitate the Pilgrim Road Project’s recycling 
program.   

 
 

Construction Waste Management 
The construction contractor will be required to implement a waste management plan 
to divert at least 75 percent of construction and demolition material to recycling and 
salvage facilities.  It is expected that as much as 95% of the construction waste could 
be diverted, as is common practice. 
 
Recycled Content: 10 Percent 
The Pilgrim Road Project team will endeavor to use material with as much recycled 
content as possible for the project.  Some of the materials include fly ash in concrete, 
recycled gypsum boards, structural steel, ceiling tiles, and flooring. 
 
Regional Materials: 10 Percent 
The Pilgrim Road Project team will endeavor to use building materials or products 
that have been extracted, harvested or recovered, as well as manufactured, within 
500 miles of the project site for a minimum of 10% of the value of the total materials 
value.  
Some key elements to contribute to this point include steel, drywall, concrete, glass, 
windows and curtain walls, acoustic paneling and flooring. 
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Indoor Environmental Quality 

Prerequisites 
The Pilgrim Road Project will meet the minimum requirements of the Massachusetts 
Building Code and ASHRAE 62.1-2004 for ventilation and indoor air quality.  
Smoking will be prohibited per Massachusetts General Law.  The HVAC system will 
be designed to meet the ASHRAE Handbook, Chapter 47, requirement under Option 
2. 

 
Outdoor Air Delivery monitoring 
A carbon dioxide monitoring system will be employed in high occupancy rooms to 
detect levels of carbon dioxide and ensure that minimum levels are being delivered. 

 
Construction IAQ Management Plan 
Construction specifications will require the contractor to submit an IAQ plan for the 
construction period to protect the HVAC system and prevent moisture and 
contaminants from contact with carpeting, ceiling tiles, and other absorptive 
surfaces. 

 
Low-Emitting Materials 
Adhesives, sealants, paints, coatings, and carpet systems with low VOC content 
limits will be specified for use in the Pilgrim Road Project. 

 
Indoor Chemical & Pollutant Source Control 
Entry mat systems will be installed in all entries.  Direct ventilation to outside will be 
provided in all chemical storage areas, including housekeeping spaces.  A MERV 13 
filter will be specified to meet the standard for this credit. 

 
Thermal Comfort Controllability 
A combination of operable windows and HVAC controls will be provided to meet 
this requirement.  

 
Thermal Comfort Design 
The HVAC system will be designed to meet the ASHRAE Standard 55-2004 as 
required by this credit. 
 
Daylight & Views 
The Pilgrim Road Project has been designed to be filled with natural light using new 
high efficiency windows, which will achieve the daylight factor.  The southwest 
facing elevation, which faces the existing playing fields, will provide natural light 
deep into the building foorplates, with external sun shades helping to mitigate glare 
and summer heat gain.   
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Innovation & Design Process 

Innovation in Design: Green Building Education 
The school will develop a green education program for all students including 
signage displaying the Pilgrim Road Project’s individual green elements. Brochures 
will be available to visitors and a building dashboard will centrally explain the 
Pilgrim Road Project’s green strategies.  
  
Innovation in Design: Green Cleaning 
For the Pilgrim Road Project, the School with develop and employ a Green O&M 
Plan with Integrated Pest Management (IPM) Plan for the building using 
environmentally-considered, healthier cleaning techniques.  Examples include, 
utilize first milder methods of pest control such as boric acid, de-emphasize chlorine 
agents for cleaning, etc. 
 
Innovation in Design: Exemplary Performance 
The project design will achieve exemplary performance in at least one of the credits. 
 
LEED Accredited Professional 
The project design team will have at least one LEED AP in each of the major 
disciplines. 

Regional Priority Credits 

Regional Priority Credit: Stormwater Design: Quality Control 
Due to project-specific locational factors, the Stormwater Design: Quality Control 
standards and strategies outlined above will enable an additional regional priority 
point. 
 
Regional Priority Credit: Heat Island Effect - Roof  
Due to project-specific locational factors, the Heat Island Effect- Roof standards and 
strategies outlined above will enable an additional regional priority point. 
 

  

Longwood Avenue Project 

Description of LEED Checklist 

The Longwood Avenue Project is anticipated to utilize the LEED for Core and Shell 
development rating system as it is anticipated to be a development with tenant and 
interior fit-out details not known at this time.  The following section provides an 
overview of the potential approach to achieving LEED certifiability for the 



 
 
 

\\Mabos\projects\11167.00\reports\PNF\Final\
Clean\Chapter 5_Environmental 
Protection.doc 

5-131 Environmental Protection Component 
 

Longwood Avenue Project, which will not be developed by the Winsor School but 
rather by a third-party developer or other project sponsor.   

Sustainable Sites 

Construction Activity Pollution Prevention 
The Longwood Avenue Project will implement an erosion and sedimentation control 
plan for all construction activities. The plan will conform to the erosion and 
sedimentation requirements of the 2003 EPA Construction General Permit and as 
outlined by the National Pollutant Discharge Elimination System (NPDES) program. 

 
Site Selection 
The Longwood Avenue Project will result in the redevelopment of a previously 
developed site in a dense urban neighborhood, outside of wetlands and will meet the 
community connectivity points for this credit.   

 
Development Density & Community Connectivity 
The Longwood Avenue Project will result in the redevelopment of a previously 
developed site in a dense urban area near Green Line MBTA stations and multiple 
MBTA bus lines and will meet the community connectivity points for proximity and 
pedestrian access to the required basic services. 

 
Alternative Transportation: Public Transportation Access 
The Longwood Avenue Project site is located within a half mile of the MBTA Green 
Line Stations on the E and D Lines.  In addition, there are nearby public bus lines on 
both Longwood and Brookline Avenues. 

 
Alternative Transportation: Bicycle Use 
The Longwood Avenue Project will be required to provide secure bicycle storage for 
3 percent of all building occupants and shower and changing facilities for 0.5 percent 
of full time equivalent (FTE) occupants. 

 
Alternative Transportation: Low-Emitting & Fuel-Efficient Vehicles 
Five percent of the Longwood Avenue Project’s parking spaces will be required to be 
designated as preferred parking for Low-Emitting & Fuel-Efficient Vehicles.  

 
Heat Island Effect: Non- Roof 
The Longwood Avenue Project will be designed to provide shade from architectural 
devices or structures that have a solar reflectance index2 (SRI) of at least 29and use 
materials with an SRI of at least 29 for 50% of the site hardscape. 
 
Heat Island Effect: Roof 
The Longwood Avenue Project will feature highly reflective roofs with SR index of 
78 or greater for 75 percent or more of the roof surface to reduce heat gain through 
solar radiation absorption. 
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Tenant Design and Construction Guidelines 
The Longwood Avenue Project will encourage tenants to design and build 
sustainable interiors and adopt green building practices by providing tenants with a 
description of the sustainable design and construction features incorporated in the 
core & shell project and the project’s sustainability goals and objectives, including 
those for tenant spaces. Additionally information enabling tenants to coordinate 
space design and construction with the core and shell’s building systems will be 
provided.  

Water Efficiency 

Water Efficient Landscaping 
Landscape plant materials will be native and drought resistant to achieve the 50% 
reduction in irrigation water use. 

 
Water Use Reduction; 30% 
Dual flush, low flow toilet, and low flow faucets and shower heads will be employed 
to reduce water usage.  Infrared sensors for faucet operations will improve hygiene 
while reducing water consumption. 

Energy & Atmosphere 

 Fundamental Commissioning of Building Energy Systems  
A commissioning agent will be hired as part of the design team to achieve this 
prerequisite as well as the additional commissioning credit. 
 
Fundamental Refrigerant Management 
New HVAC systems will not utilize CFC refrigerants and will use HFC only; no 
ozone depleting refrigerants will be used in the new cooling systems. 

 
Optimized Energy Performance 
The Longwood Avenue Project is expected to achieve an energy efficiency that is at 
least 20 percent greater than the standards set forth in ASHRAE 90.1-2007 (see EA 
Credit 1), meeting the minimum energy performance required for the Massachusetts 
Stretch Code.  Energy efficiency will be achieved by improved building envelope, 
increased insulation and solar shading at walls and roof, improved windows at all 
locations, high efficiency lighting for all spaces, and a high efficiency HVAC system 
including condensing boilers and heat.  The Longwood Avenue Project is expected to 
achieve an overall energy efficiency of at least 20 percent greater than the applicable 
ASHRAE 90.1-2007 standard to comply with the City of Boston’s adoption of the 
Stretch Code. This will achieve 5 LEED points. 

 
Enhanced Refrigerant Management 
All HVAC equipment will meet the requirement of EA Credit 4 by not using 
refrigerants or by selecting refrigerants and heating, ventilation, air conditioning and 
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refrigeration (HVAC&R) equipment that minimizes the emission of compounds that 
contribute to ozone depletion and climate change. 

Materials & Resources 

 Storage and Collection of Recyclables 
Recycling bins will be provided as required and a recycling collection/storage area 
will be located appropriately to facilitate the Longwood Avenue Project’s recycling 
program.   

 
Construction Waste Management 
The construction contractor will be required to implement a waste management plan 
to divert at least 75% of construction and demolition material to recycling and 
salvage facilities.  It is expected that as much as 95%of the construction waste could 
be diverted, as is common practice. 

Indoor Environmental Quality 

Prerequisites 
The Longwood Avenue Project will meet the minimum requirements of the 
Massachusetts Building Code and ASHRAE 62.1-2004 for ventilation and indoor air 
quality.  Smoking will be prohibited per Massachusetts General Law.  The HVAC 
system will be designed to meet the ASHRAE Handbook, Chapter 47, requirement 
under Option 2. 

 
Construction IAQ Management Plan 
Construction specifications will require the contractor to submit an IAQ plan for the 
construction period to protect the HVAC system and prevent moisture and 
contaminants from contact with carpeting, ceiling tiles, and other absorptive 
surfaces. 

 
Low-Emitting Materials 
Adhesives, sealants, paints, coatings, and carpet systems with low VOC content 
limits will be specified for use in the Longwood Avenue Project. 

 
Indoor Chemical & Pollutant Source Control 
Entry mat systems will be installed in all entries.  Direct ventilation to outside will be 
provided in all chemical storage areas, including housekeeping spaces.  A MERV 13 
filter will be specified to meet the standard for this credit. 

 
Thermal Comfort Design 
The HVAC system will be designed to meet the ASHRAE Standard 55-2004 as 
required by this credit. 
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Innovation & Design Process 

 LEED Accredited Professional 
The project design team will have at least one LEED AP in each of the major 
disciplines. 
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Infrastructure Systems 
Component 

Introduction 
This chapter of the Expanded PNF outlines the existing utilities surrounding the 
Proposed Project Sites, the proposed connections required to provide service to the 
new structures, and any impacts on the existing utility systems that may result from 
the construction of the Proposed Projects.  The following utility systems are 
discussed herein: 

 
 Sewer 
 Domestic water 
 Fire protection 
 Drainage 
 Natural gas 
 Electricity 
 Telecommunications 

 
As previously discussed, the Proposed Projects include the Pilgrim Road Project, a 
new athletic/performing arts facility; the Courtyard Addition, a modest addition to 
the existing campus buildings that will contain classroom, offices and other academic 
space; and the Longwood Avenue Project, which will be privately developed and is 
expected to contain life sciences, medical, and/or other commercial uses. 
 
In all cases, specific improvements, systems, connections, mitigation measures, and 
other attributes described in this chapter will be implemented on a phased basis in 
association with each of the Proposed Projects’ construction. 

Sewer Infrastructure 
There are Boston Water and Sewer Commission (BWSC) sanitary sewer systems in 
the public streets surrounding the Winsor Campus.  There is a 15-inch BWSC sewer 
main in Pilgrim Road outside of the Winsor Campus, a 12-inch sewer main in 
Brookline Avenue that increases to a 15-inch sewer main as it flows northerly, and a 
12-inch sewer main in Longwood Avenue that increases to a 15-inch sewer main as it 

6 
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flows easterly.  The BWSC sewer system in Pilgrim Road connects to the BWSC 
sewer system in Brookline Avenue, which in turn, connects to the Charles River 
Valley Sewers which is ultimately conveyed to the Massachusetts Water Resources 
Authority (MWRA) Deer Island Waste Water Treatment Plant for treatment and 
disposal.  The BWSC sewer system in Longwood Avenue connects to Brookline 
Sewer and is ultimately conveyed to the MWRA Deer Island Waste Water Treatment 
Plant for treatment and disposal. 
 
There are also existing BWSC sewer mains that run through the Winsor property, 
including one that runs beneath the discontinued portion of Pilgrim Road lying 
within the Winsor Campus.  There is a 12-inch BWSC main running easterly under 
the existing Main School Building within a 5-foot wide BWSC easement and a 12-
inch BWSC main running northerly through the site without an easement.  Both 
connect to the 15-inch main within a 40-foot wide BWSC easement in the active 
portions of Pilgrim Road.   
 
Sanitary sewage from Winsor’s existing central complex of academic buildings is 
currently discharged into the 12-inch BWSC sewer main that runs easterly through 
the Campus and connects to the 15-inch sewer main in Pilgrim Road.  The existing 
gymnasium building’s sanitary sewer connects to the 15-inch sewer main in Pilgrim 
Road.  The proposed Pilgrim Road Project site currently houses the existing 
gymnasium building with a sanitary sewer connection and also contains parking and 
landscaping improvements.  The proposed Courtyard Addition Project site is 
currently a landscaped area, while the site of the proposed Longwood Avenue 
Project is currently used as Winsor tennis courts; neither site has existing sewer 
connections.  The existing sewer system is illustrated in Figure 6-1. 

  

Wastewater Generation 

Sewage generated by the Courtyard Addition Project will be connected to the 
existing 15-inch sewer main in Pilgrim Road.  The Pilgrim Road Project is proposed 
to connect to the 15-inch BWSC main in Brookline Avenue (the northern portion 
shown on Figure 6-1).  The Longwood Avenue Project could connect to either the 15-
inch sewer main in Longwood Avenue or to the 12-inch BWSC sewer main in 
Brookline Avenue (the southern portion shown on Figure 6-1).  These connections 
will be discussed with BWSC engineering staff as part of the design process and 
BWSC site plan approval process for each of the Proposed Projects. 
 



The Winsor School

Figure 6-1

Existing Sewer System
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The Proposed Projects’ sewage generation rates were estimated using the 
Massachusetts State Environmental Code (Title V) at 310 CMR 15.203.  Title V lists 
typical generation values for the sources listed in Table 6-1 for both the Winsor 
School academic projects (Pilgrim Road Project and Courtyard Addition Project) and 
the Longwood Avenue Project.  Title V typical generation values are generally 
conservative values for estimating the sewage flows from new construction, without 
having any baseline knowledge of the sites’ sewage generation.  In order to compare 
the Title V values to the existing Winsor School sewage flows, actual BWSC water 
billing data for the Winsor School was used and extrapolated to determine the 
estimated actual increase in sewage flows from the Proposed Projects.  Using the 
BWSC water billing data, it was assumed that the sewage generation from the School 
is equal to the water consumption, which is a conservative measure, as it does not 
account for water losses due to consumption, evaporation, landscape watering, etc.  
Based upon the sewage generation rates for the existing Winsor School facilities (as 
determined by Title V, or more conservative generation values) the Proposed 
Courtyard Addition and Pilgrim Road Projects will generate an average daily 
sewerage flow of approximately 10,500 gallons per day (gpd), or an increase of 580 
gpd.  Based upon the sewage generation rates determined by Title V, the proposed 
Longwood Avenue Project will generate an average daily sewerage flow of 
approximately 45,048 gpd.  Table 6-1 shows the sewage generation flows for the 
academic projects using both Title V suggested flow rates and flows based upon 
actual historical building usage at the Winsor Campus; and the Longwood Avenue 
Project using Title V suggested flows only (i.e., conservative flow generation values). 
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Table 6-1 
Winsor School Projects Wastewater Generation 

Use Size Rate Total 
Winsor School Academic Projects 
(per Title V values) 

Sewage Flow for existing building plus new 
Courtyard Addition & Pilgrim Road Project 
(increased Winsor School Program): School 
with Cafeteria & Gym/Showers 

 
 

525 students or faculty 

 
20 gallons per day 
(gpd) per student or 
faculty 

 
10,500 gpd 

Existing Winsor School Sewage Flow Due to 
Existing Building 496 students or faculty 20 gpd per student 

or faculty 
9,920 gpd 

Net new sewage flows due to existing building, 
Courtyard Addition, and Pilgrim Road Project 29 students or faculty 20 gpd per student 

or faculty 580 gpd 

Total sewage flows due to Winsor School 
Expansion Project (per Title V)   10,500 gpd 

Winsor School Expansion Projects  
(per actual water usage from BWSC records) 

Sewage Flow for existing building plus new 
Courtyard Addition & Pilgrim Road Project 
(increased Winsor School Program) using 
average generation per student calculated from 
actual billing) 

 
 

525 students or faculty 

 
5.4 gpd per 
student/faculty 

 
2,835 gpd 

Actual Existing Winsor School Sewage Flow 
(per BWSC records) 496 students or faculty 

Per BWSC records 
(= 5.4 gpd per 
student/faculty) 

2,672 gpd 

Net new sewage flows due to existing building, 
Courtyard Addition, and Pilgrim Road Project 29 students or faculty  163 gpd 

Total sewage flows due to Winsor School 
Expansion Project (per BWSC Record)   2,835 gpd 

Longwood Avenue Project (per Title V values) 
Medical Office Space (30,000 sf total space, 
assumed 1,000 sf / doctor or 30 doctors) 

 
30 doctors 

 
250 gpd / doctor 

 
7,500 gpd 

General Office Space 30,000 sf 75 gpd / 1,000 sf 2,250 gpd 
Retail 6,950 sf 50 gpd / 1,000 sf 348 gpd 
Life Sciences/Research & Development  233,000 sf 150 gpd / 1,000 sf 34,950 gpd 
Total sewage flows due to Longwood Avenue 
Project (per Title V)   45,048 gpd 

  

Sewage Capacity & Impacts 

The Winsor School academic projects and the Longwood Avenue Project’s impacts to 
the existing BWSC systems in Pilgrim Road, Longwood Avenue and Brookline 
Avenue were analyzed.  There were three lengths of sewer line in Brookline Avenue 
that were analyzed: Brookline south (the length of pipe adjacent to the Longwood 
Avenue site), Brookline middle (the length of pipe adjacent to the future Pilgrim 
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Road Project parking garage) and Brookline north (the length of pipe adjacent to the 
Pilgrim Road Project).  The existing sewer system capacity calculations are presented 
in Table 6-2. 
 

Table 6-2  
Sewer Hydraulic Capacity Analysis 

Manhole 
(BWSC 

Number) 

Distance 
(feet) 

Invert 
Elevation 

(up) 

Invert 
Elevation 

(down) 

Slope 
(%) 

Diameter 
(inches) 

Manning’s 
Number 

Flow 
Capacity 

(cfs) 

Flow 
Capacity 

(MGD) 

46 to 45 
(Pilgrim) 382 29.29 21.85 1.9 12 0.013 4.91 3.17 

30 to 31 
(Longwood) 223 29.20 27.90 0.6 15 0.013 5.00 3.23 

37 to 38 
(Brookline south) 248 21.45 18.31 1.3 12 0.013 4.06 2.63 

38 to 39 
(Brookline 

middle) 
247 18.31 15.19 1.3 15 0.013 7.37 4.76 

39 to 54 
(Brookline north) 268 15.19 12.06 1.2 15 0.013 7.08 4.57 

Note: 1. Information taken from BWSC Sewer System Map nos. 20G, 21G and 21H 
 2. Flow Calculations based on Manning Equation 

3. All pipes assumed to be vitrified clay, to be conservative 

Proposed Conditions 

The Proponent will coordinate with the BWSC on the design and capacity of the 
proposed connections to the sewer system.  In addition, the Proponent will submit a 
General Service Application and site plan for review as each of the Proposed Projects 
progresses.   (This PNF contemplates that the Pilgrim Road Project will progress first, 
with the Longwood Avenue Project and Courtyard Addition Project progressing 
separately thereafter.)  The Longwood Avenue Project is expected to generate new 
wastewater flows of approximately 45,000 gallons per day which will only require 
future BWSC approval.  Similarly the Pilgrim Road Project and the Courtyard 
Addition Project will exceed only 15,000 gpd in wastewater flows and therefore, 
these projects will also only require BWSC approval when those projects move 
forward. 
 
The sewer services for the Pilgrim Road Project are proposed to tie into the 15-inch 
sewer main located in Brookline Avenue, while the sewer service for the Longwood 
Avenue Project has the possibility of connecting to either the 15-inch sewer main in 
Longwood Avenue or the 12-inch BWSC sewer main in Brookline Avenue (the 
southern portion shown on Figure 6-1). 
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As previously described, there is a 12-inch BWSC sewer main running northerly 
through the Winsor Campus which connects to the 15-inch main in the active portion 
off Pilgrim Road.  A portion of the proposed Pilgrim Road Project (i.e., the two-story 
“link” structure) will be located on top of this existing line.  As part of the Pilgrim 
Road Project improvements, the Proponent will install additional manhole 
structures, new piping, and a tunnel system within the proposed building to allow 
for access to the 12-inch sewer main. 
 
All improvements and connections to BWSC infrastructure will be reviewed as part 
of the BWSC’s site plan review process for each Proposed Project.  This process 
includes a comprehensive design review of the proposed service connections, an 
assessment of project demands and system capacity, and the establishment of service 
accounts. 

Proposed Impacts 

Each adjacent roadway sewer system and each potential building service connection 
to the sewer system was analyzed. 
 
Results shown in Table 6-2 indicate the hydraulic capacity of the 12-inch sanitary 
sewer system within Pilgrim Road is 3.17 million gallons per day (MGD) or 4.9 cfs.  
Based on an average daily flow estimate for the Winsor Projects of 10,500 GPD or 
0.011 MGD; and with a factor of safety of 10 (total Winsor estimate = 0.011 MGD x 10 
= 0.11 MGD), no capacity problems are expected within the Pilgrim Road system. 
 
Results shown in Table 6-2 indicate the hydraulic capacity of the 15-inch sanitary 
sewer system within Brookline Avenue (northern section) is 4.57 MGD or 7.1 cfs.  
Based on an average daily flow estimate for the Winsor Projects of 10,500 GPD or 
0.011 MGD; and with a factor of safety of 10 (total Winsor estimate = 0.011 MGD x 10 
= 0.11 MGD), no capacity problems are expected within the Brookline Avenue 
(northern section) system. 
 
Results shown in Table 6-2 indicate the hydraulic capacity for portion of the 12-inch 
sanitary sewer system within Brookline Avenue (southern section) is 2.63 MGD or 4.1 
cfs.  Based on an average daily flow estimate for the Longwood Avenue Project of 
45,048 GPD or 0.045 MGD; and with a factor of safety of 10 (total Winsor estimate = 
0.045 MGD x 10 = 0. 45 MGD), no capacity problems are expected within the 
Brookline Avenue (southern section) system. 
 
Results shown in Table 6-2 indicate the hydraulic capacity for portion of the 15-inch 
sanitary sewer system within Longwood Avenue is 3.23 MGD or 5.0 cfs.  Based on an 
average daily flow estimate for the Longwood Avenue Project of 45,048 GPD or 0.045 
MGD; and with a factor of safety of 10 (total Winsor estimate = 0.045 MGD x 10 = 
0.45 MGD), no capacity problems are expected within the Longwood Avenue system. 
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Water Infrastructure 
Water for the Proposed Project Sites is provided by the BWSC. There are five 
different water systems within the city, and these provide service to portions of the 
city based on ground surface elevation. The five systems are southern low 
(commonly known as low service), southern high (commonly known as high 
service), southern extra high, northern low, and northern high. 

  

Water Consumption 

The Proposed Projects’ water demand estimate for domestic services is based on the 
Proposed Projects’ estimated sewage generation, described above. A conservative 
factor of 1.1 is applied to the estimated average daily wastewater flows calculated 
with Title V values to account for consumption, system losses and other usages to 
estimate an average daily water demand. The Proposed Projects, which includes the 
demolition of the existing gymnasium building and construction of a new building 
on the Pilgrim Road Project site, as well as the Courtyard Addition Project, will 
require approximately 11,550 gpd of water, or the increase in water consumption due 
to the Courtyard Addition and the Pilgrim Road Projects is estimated to total 638 
gpd.  The proposed Longwood Avenue Project will require approximately 49,552 
gpd of water.  The water for the Proposed Projects will be supplied by BWSC.  
 
All efforts to reduce water consumption will be made. Aeration fixtures and 
appliances will be chosen for water conservation qualities. In public areas, sensor 
operated faucets and toilets will be installed. 
 
All new water services will be installed in accordance with the latest Local, State, and 
Federal codes and standards. Backflow preventors will be installed at both domestic 
and fire protection service connections.  New meters will be installed with Meter 
Transmitter Units (MTU’s) as part of the Boston Water and Sewer Commission’s 
Automatic Meter Reading (AMR) system. 

  

Existing Water Capacity & Impacts 

BWSC record flow test data containing actual flow and pressure for hydrants within 
the vicinity of the Campus was available.  Additional testing will be required once 
the design progresses, as hydrant flow data should be less than a year old to be used 
as a design tool.  The results of the BWSC testing near the Campus are indicated in 
Table 6-3.   
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Table 6-3 
Existing Hydrant Flow Data 

Proposed Projects 

Domestic water service connections required by the Proposed Projects will meet the 
applicable City and State codes and standards, including cross-connection backflow 
prevention. Compliance with the standards for the domestic water system service 
connections will be reviewed as part of BWSC’s Site Plan Review Process. This 
review includes, but is not limited to, sizing of domestic water and fire protection 
services, calculation of meter sizing, backflow prevention design, and location of 
hydrants and siamese connections that conform to BWSC and Boston Fire 
Department requirements. 
 
The streets adjacent to the Proposed Project Sites contain water mains that are owned 
and maintained by the BWSC.  Pilgrim Road contains a 12-inch southern low service 
water main.  Longwood Avenue contains a 48-inch southern low main and a 12” 
southern low main, and Brookline Avenue also contains a 48-inch southern low main 
and a 12” southern low main.  The existing water system is illustrated in Figure 6-2.  

Proposed Impacts 

No water capacity problems are anticipated within this system as a result of the 
Proposed Projects’ construction.  

Flow Hydrant Number 
Date of Test Static 

Pressure 
(psi) 

Residual 
Pressure 

(psi) 

Total 
Flow 
(gpm) 

Flow 
(gpm) at 
20 psi 

Flow 
(gpm) at 
10 psi 

H26 
Pilgrim Road 

03/14/2008 72 66 2,054 6592 7,249 

H8 
380 Longwood Ave. 

11/04/2006 66 58 4,008 10307 11,463 

H18 
Brookline Ave. 

11/20/2010 68 65 1,186 5300 5,871 

Note:   1. Data provided by BWSC, November 8, 2010 



The Winsor School

Figure 6-2

Existing Water System
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Stormwater 
There are BWSC storm drain systems in the roads surrounding the Campus.  There is 
a 12-inch BWSC storm drain main in Pilgrim Road that increases to a 15-inch drain as 
it flows northerly.  There is a 10-inch storm drain main adjacent to the Campus in the 
western portion of Brookline Avenue that begins at a manhole located at the 
northern portion of the Campus, and in the eastern portion of Brookline Avenue 
there is a 15-inch storm drain main.  There is a 15-inch storm drain main in 
Longwood Avenue.  The BWSC storm drain system in Pilgrim Road connects to the 
BWSC storm drain system in Brookline Avenue which ultimately discharges into the 
Charles River.  The BWSC storm drain system in Longwood Avenue ultimately 
discharges into the Charles River. 
 
There are also existing BWSC storm drain mains that run through the Winsor 
property.  There is a 12-inch BWSC storm drain main running easterly within a 5-foot 
wide BWSC easement under the existing main school building and a 12-inch BWSC 
storm drain main running northerly through the site, without an easement.  Both 
connect to the 15-inch storm drain main within a 40-foot wide BWSC easement in the 
active portions of Pilgrim Road. 

  

Proposed Projects 

The Proposed Projects fall within the Overlay District and Article 32 requires that one 
inch of stormwater over the entire impervious area of the site be recharged into the 
ground.  Therefore, in accordance with the performance standards of section 32-6 of 
the Zoning Code, an underground recharge system will be installed as part of each of 
the Proposed Projects to collect and recharge a portion of the stormwater runoff from 
the roof before connecting to the existing BWSC storm drain systems.  Stormwater 
runoff collected from the roofs of the Courtyard Addition and the Pilgrim Road 
Projects will likely tie into the existing 10-inch storm drain in Brookline Avenue or 
15-inch storm drain in Pilgrim Road.  Stormwater runoff generated from landscaped 
and paved areas will be collected, treated, and conveyed to a stormwater retention 
structure within a proposed closed drainage system and overflow to the BWSC storm 
system.  The existing BWSC storm drain system is illustrated in Figure 6-3. 
 
In aggregate, the Proposed Projects are expected to modestly increase the amount of 
impervious area at the Winsor Campus compared to the existing condition.  
Therefore, the stormwater design for each Proposed Project will include a 
stormwater infiltration and detention structure to mitigate the peak rate of runoff.  
The underground recharge system, stormwater detention structure and the closed 
drainage systems will have outlet control structures installed so there will be no 
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increase in the peak rate of stormwater discharge from the property in the developed 
condition compared to the existing condition.  
 
As previously described, there is a 12-inch BWSC storm drain main running 
northerly through the site which connects to the 15-inch main in Pilgrim Road.  A 
portion of the proposed Pilgrim Road Project will be located on top of this existing 
line.  As part of the Proposed Projects’ development, the Proponent will install 
additional manhole structures, and new piping within the Pilgrim Road Project to 
allow for access to the 12-inch drain main improvement. 
 
All improvements and connections to BWSC infrastructure will be reviewed as part 
of the Commission’s site plan review process. This process includes a comprehensive 
design review of the proposed service connections, assessment of project demands 
and system capacity, and establishment of service accounts. 

  

Water Quality Impact 

The Proposed Projects will not affect the water quality of nearby water bodies.  
Erosion and sediment control measures will be implemented during construction to 
minimize the transport of site soils to off-site areas and BWSC storm drain systems.  
During construction, existing catch basins will be protected with filter fabric, hay 
bales and/or crushed stone, to provide for sediment removal from runoff.  These 
controls will be inspected and maintained throughout the construction phase until all 
areas of disturbance have been stabilized through the placement of pavement, 
structure, or vegetative cover.  
 
All necessary dewatering will be conducted in accordance with applicable MWRA 
and BWSC discharge permits.  Once construction is complete, the Proposed Projects 
will each be in compliance with all local and state stormwater management policies.  
See below for additional information. 

  

Groundwater Recharge - Article 32 

 
The Proponent will implement groundwater recharge systems to comply with the 
City of Boston Groundwater Conservation Overlay District (Article 32 of the Boston 
Zoning Code) regulations.  The Proposed Projects fall within the Overlay District and 
Article 32 requires that one inch of stormwater over the entire impervious area of the 
site be recharged into the ground.  Each of the Proposed Projects will provide a 
recharge system as required by Article 32. 



The Winsor School

Figure 6-3

Existing Storm Drain System
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DEP Stormwater Management Policy Standards 

In March 1997, the Department of Environmental Protection DEP adopted a new 
Stormwater Management Policy to address non-point source pollution. In 1997, the 
Massachusetts DEP published the Massachusetts Stormwater Handbook as guidance 
on the Stormwater Policy, which was revised in February 2008.  The Policy prescribes 
specific stormwater management standards for development projects, including 
urban pollutant removal criteria for projects that may impact environmental resource 
areas.  Compliance is achieved through the implementation of Best Management 
Practices (BMPs) in the stormwater management design.  The Policy is administered 
locally pursuant to MGL Ch. 131, s. 40. 
 
A brief explanation of each Policy Standard and the system compliance is provided 
below: 
 
Standard #1:  No new stormwater conveyances (e.g., outfalls) may discharge untreated 
stormwater directly to or cause erosion in wetlands or waters of the Commonwealth.  
 
Compliance: The proposed designs will comply with this Standard.  No new 
untreated stormwater will be directly discharged to, nor will erosion be caused to 
wetlands or waters of the Commonwealth as a result of stormwater discharges 
related to the Proposed Projects. 
 
Standard #2:  Stormwater management systems must be designed so that post‐development 
peak discharge rates do not exceed pre‐development peak discharge rates. 
 
Compliance: The proposed designs will comply with this Standard.  The existing 
discharge rate will be met or decreased as a result of the improvements associated 
with the Proposed Projects. 
 
Standard #3:  Loss of annual recharge to groundwater should be minimized through the use of 
infiltration measures to the maximum extent practicable.  The annual recharge from the post 
development site should approximate the annual recharge from the pre‐development or 
existing site conditions, based on soil types. 
 
Compliance:  The Proposed Projects will meet and exceed this standard by 
complying with the Zoning Code’s Groundwater Overlay Compliance District 
requirement to recharge one-inch of stormwater over the entire new impervious area.   
 
Standard #4:  For new development, stormwater management systems must be designed to 
remove 80% of the average annual load (post‐development conditions) of Total Suspended 
Solids (TSS).  It is presumed that this standard is met when: Suitable nonstructural practices 
for source control and pollution prevention are implemented; Stormwater management best 
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management practices (BMPs) are sized to capture the prescribed runoff volume; and 
Stormwater management BMPs are maintained as designed. 
 
Compliance:  The proposed designs will comply with this standard.  Within the 
Proposed Projects’ limit of work, there will be mostly roof, landscaping, and 
pedestrian areas.  Any paved areas that would contribute unwanted sediments or 
pollutants to the existing storm drain system will be collected by deep sump, hooded 
catch basins and conveyed through water quality units before discharging into the 
BWSC system. 
 
Standard #5: For land uses with higher potential pollutant loads, source control and pollution 
prevention shall be implemented in accordance with the Massachusetts Stormwater Handbook 
to eliminate or reduce the discharge of stormwater runoff from such land uses to the 
maximum extent practicable.  If, through source control and/or pollution prevention, all land 
uses with higher potential pollutant loads cannot be completely protected from exposure to 
rain, snow, snow melt, and stormwater runoff, the proponent shall use the specific structural 
stormwater BMPs determined by the Department to be suitable for such uses as provided in 
the Massachusetts Stormwater Handbook.  Stormwater discharges from land uses with higher 
potential pollutant loads shall also comply with the requirements of the Massachusetts Clean 
Waters Act, M.G.L.c. 21, §§ 26‐53 and the regulations promulgated there under at 314 CMR 
3.00, 314 CMR 4.00 and 314 CMR 5.00.  
 
Compliance:  The proposed designs will comply with this standard.  The Proposed 
Projects are not associated with Higher Potential Pollutant Loads (per the Policy, 
Volume I, page 1-6).  The projects comply with this standard. 
 
Standard #6:  Stormwater discharge to critical areas must utilize certain stormwater 
management BMPs approved for critical areas.  Critical areas are Outstanding Resource 
Waters (ORWs), shellfish beds, swimming beaches, cold‐water fisheries and recharge areas for 
public water supplies. 
 
Compliance:  The proposed designs will comply with this Standard.  The Proposed 
Projects will not discharge untreated stormwater to a sensitive area or any other area. 
 
Standard #7:  A redevelopment project is required to meet the following Stormwater 
Management Standards only to the maximum extent practicable:  Standard 2, Standard 3, 
and the pretreatment and structural stormwater best management practice requirements of 
Standards 4, 5, and 6. Existing stormwater discharges shall comply with Standard 1 only to 
the maximum extent practicable.  A redevelopment project shall also comply with all other 
requirements of the Stormwater Management Standards and improve existing conditions.    
 
Compliance:  The proposed designs will comply with this Standard. The Proposed 
Projects comply with the Stormwater Management Standards as applicable to the 
development. 
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Standard #8: Erosion and sediment controls must be implemented to prevent impacts during 
construction or land disturbance activities. 
 
Compliance:  The Proposed Projects will comply with this standard.  Sedimentation 
and erosion controls will be incorporated as part of the design of these projects and 
employed during construction. 
 
Standard 9:  A Long‐Term Operation and Maintenance (O&M) Plan shall be developed and 
implemented to ensure that stormwater management systems function as designed. 
 
Compliance:  The Proposed Projects will comply with this standard.  An O&M Plan 
including long‐term BMP operation requirements has been prepared for the Pilgrim 
Road Project and will assure proper maintenance and functioning of the stormwater 
management system.  Similar O&M Plans will be developed for the Longwood 
Avenue Project and Courtyard Addition as the design of those projects progresses. 
 
Standard 10:  All illicit discharges to the stormwater management system are prohibited. 
 
Compliance:  The Proposed Projects will comply with this standard.  There will be no 
illicit connections associated with the Proposed Projects.   

Protection Proposed during Construction 
Existing public and private infrastructure located within nearby public rights-of-way 
will be protected during construction of each component of the Proposed Projects.   
The installation of proposed utilities within public ways, if any, will be undertaken in 
accordance with BWSC, Boston Public Works Department, the Dig-Safe Program, 
and applicable utility company requirements.   All necessary permits will be 
obtained before the commencement of work.   Specific methods for constructing 
proposed utilities where they are near to, or connect with, existing water, sewer, and 
drain facilities will be reviewed by the BWSC as part of its Site Plan Review process.  

 
The Proponent will continue to work and coordinate with BWSC and the utility 
companies to ensure safe and coordinated utility operations in connection with the 
Proposed Projects. 

Conservation of Resources 
The State Building Code requires the use of water-conserving fixtures.  Water 
conservation measures such as low-flow toilets and restricted flow faucets will help 
reduce the domestic water demand on the existing distribution system.  The 
installation of sensor-operated sinks with water conserving aerators and sensor-
operated toilets in all restrooms will be incorporated into the design plans for the 
Proposed Projects. 
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Proposed Energy Usage & Impacts  

  

Pilgrim Road Project 

The following types of energy resources will likely be required in connection with 
the Pilgrim Road Project, which will include a gymnasium, associated athletic 
facilities, as well as visual and performing arts facilities: 
 

 Natural Gas 
 Heating Hot Water 
 Domestic Hot Water 
 Chilled Water 
 Electricity 

 
Natural gas is expected to provide the energy to meet the new project’s heating, hot 
water and domestic hot water demands.  The building’s heating energy will be 
generated on-site by high efficiency gas-fired boilers and domestic water heaters.  
Natural gas demands and availability will be coordinated with National Grid.  
Currently, chilled water is expected to be generated on-site. 

Natural Gas 

Three (3) 4,000 MBH high efficiency gas-fired condensing hot water boilers will be 
used to provide heat to the Pilgrim Road Project (one boiler is provided for 
redundancy).  The heating and hot water system will be closed-loop, with no 
anticipated make-up water requirements.  The boilers will be located in a below 
grade mechanical room, with venting combustion exhaust to the atmosphere at roof 
level, clear of any fresh air intakes.  
 
Two (2) 1,000 MBH high efficiency gas-fired water heaters will be used to provide 
domestic hot water for the Pilgrim Road Project. 
 
Natural gas will be required for the boilers and domestic water heaters.  Gas service 
will be extended from the available capacity from the utility in the street (Brookline 
Avenue).  The condensate from the condensing boilers will be neutralized prior to 
being sent to drains which feed to Brookline Avenue’s sewer system. 

Cooling 

The chilled water plant will have a peak capacity in the range of 200 tons.  The 
system will be based on three (3) air-cooled modular chillers.  Heat rejection will be 
provided by three (3) roof-mounted condensers.  Space for three (3) additional air-
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cooled modular chillers and three (3) additional roof-mounted condensers will be 
provided for future expansion of the cooling plant capacity (approx. 400 tons) to 
provide cooling energy for the existing Main Building. 

Electrical Service   

The electrical power for the Pilgrim Road Project will be supplied by NStar, which 
owns an electric system in Pilgrim Road.   One (1) 2,000 kVA transformer will be 
pad-mounted on grade to serve the Pilgrim Road Project, and screened 
appropriately.  The anticipated energy consumption for the Pilgrim Road Project is 
approximately 1.5 million KWH/year.  
 
The screened transformer will be located on the Winsor Campus near the corner of 
former Short Street and Brookline Avenue.  The switchgear will be located in a 
basement electrical room. 

  

Longwood Avenue Project 

The following types of energy resources will likely be required in connection with 
the Longwood Avenue Project: 
 

 Steam 
 Heating Hot Water 
 Domestic and Non-Domestic Hot Water 
 Natural Gas  
 Chilled Water 
 Electricity 

 
Natural gas and utility steam, either singly or jointly, is expected to provide the 
energy to meet the Longwood Avenue Project’s heating, hot water and process 
demands.  While the potential exists for steam demands to be supplied by the co-
generation plant owned by the Medical Area Total Energy Plant (MATEP), it is 
currently assumed for purposes of this filing that the Longwood Avenue Project’s 
heating energy will be generated by on-site high efficiency gas-fired boilers and 
water heaters, with MATEP steam considered a redundant source.  Natural gas 
demands and availability will be coordinated with National Grid.  If utility steam is 
brought to the building, steam demands and availability will be coordinated with 
MATEP.   Electric demands will be reviewed and coordinated with MATEP and 
NSTAR.  Currently, chilled water is expected to be made on-site independent of 
MATEP sources.  However, for the purposes of providing a redundant source, 
MATEP chilled water may also be utilized.  If utility chilled water is brought to the 
building, demands and availability will be coordinated with MATEP. 
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Natural Gas 

It is anticipated that four (4) 3,000 MBH high efficiency gas-fired condensing hot 
water boilers will be used to provide heat to the building (one boiler is provided for 
redundancy).  It is anticipated that two (2) 2,000 MBH high efficiency gas-fired steam 
boilers will be used to provide steam for process loads in the building (one boiler is 
provided for redundancy).  The heating hot water system will be closed-loop, with 
no anticipated make-up water requirements.  The steam boilers will likely require 
make-up water in a flow rate range of 5 g.p.m. or less; make-up water is required to 
compensate for that lost to process loads and water treatment.  It is assumed that the 
boilers will be located in a rooftop mechanical room, venting combustion exhaust to 
the atmosphere at roof level, clear of any fresh air intakes.  
 
Natural gas will be required for the boilers, and a service will be extended from the 
available capacity in existing below-street utilities (shared Winsor/MASCO 
driveway or other).  The condensate from the condensing boilers will be neutralized 
prior to being sent to drains that connect to Brookline Avenue’s sewer system. 

Electrical Service   

The electrical power for the Longwood Avenue Project will be supplied by Nstar.  
Electrical power will be extended from either Longwood Avenue or Brookline 
Avenue.  It is anticipated that two (2) 2,000 kVA transformers will be installed in 
interior vaults confirming to NStar clearance and design standards within the 
building envelope.  The anticipated energy consumption for the Longwood Avenue 
Project is approximately 3.5 million KWH/year.  
 
It is anticipated that the precise location of the Longwood Avenue Project’s 
transformers and switchgear will be finalized during design development. 

Cooling 

The chilled water plant for the Longwood Avenue Project will have a peak capacity 
in the range of 1,000 tons.  The system will be based on multiple high-efficiency 
water-cooled centrifugal chillers, with condenser water for heat rejection provided by 
a roof-mounted cooling tower installation.  The cooling tower system will likely 
require make-up water in a flow rate range of 60 g.p.m. or less; make-up water is 
required to compensate for that lost to evaporation and water treatment.  The cooling 
tower installation will include variable speed fans, sound attenuation and mist/drift 
elimination. 
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Steam 

As previously described, it is anticipated that steam will be used by occupants of the 
Longwood Avenue Project to address process loads such as glass washing and 
sterilization.  While the analyses contained in this filing assume that such steam will 
be generated on-site, utility steam generated by MATEP could be provided as a 
redundant source of heat energy. 

  

Energy Conservation 

Winsor’s commitment to sustainable energy use and energy conservation on the 
entire Campus is discussed in Chapter 5 Environmental Protection Component.  Winsor 
has completed a comprehensive mechanical, electrical, and plumbing master plan to 
assess and quantify its long term use and needs, in anticipation of the construction of 
a campus-wide energy plant as detailed herein.  This new high-efficiency campus-
wide energy plant will significantly improve the overall energy efficiency of the 
entire Winsor Campus, which today is heated by multiple aged and inefficient 
heating boilers. 
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Public Review Process 

The Proponent has been meeting regularly with neighborhood organizations, 
community leaders, and key regulatory agencies in advance of this filing to discuss 
the Proposed Projects and to address any potential issues and concerns in a pro-
active manner.  Contacts with specific individuals and entities are summarized 
below. 

Community Groups and Organizations 
The Winsor School has met with various community groups and organizations in 
advance of filing this Expanded PNF.  Neighboring institutions and groups that have 
been contacted include the following: 
 
¾ Medical, Academic, and Scientific Community Organization (MASCO) 
¾ Temple Israel 
¾ Beth Israel Deaconess Medical Center 
¾ Wheelock College 
¾ Simmons College 
¾ Emmanuel College 
¾ Children’s Hospital Boston 
¾ National Development 
¾ Longwood Galleria 

City Representatives and Agencies 
�  

Consultation with Boston Redevelopment Authority 

The Winsor School has engaged in preliminary consultation with the Boston 
Redevelopment Authority (BRA) with respect to the Proposed Projects’ 
development. The Winsor School expects to continue the dialogue with BRA staff as 
the Proposed Projects proceed through the public process. 
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�  

Consultation with Local Elected Officials 

The Proponent has consulted with local and state elected officials representing the 
Proposed Projects Sites’ district, as well as several neighborhood associations 
coordinated by the Mayor’s Office of Neighborhood Services.  Winsor has had 
preliminary conversations with Councilor Michael Ross, and State Representative 
Gloria Fox. 
 
The Proponent will continue to keep the elected officials and others informed about 
the Proposed Projects as they proceed through the public review process. 

�  

Consultation with Boston Transportation Department 

The Proponent has conducted preliminary discussions with the Boston 
Transportation Department (BTD) regarding the Proposed Projects.  The Proponent 
and the project team will continue to work closely with the BTD to coordinate access, 
impacts, and mitigation.  

State Agencies 
�  

Executive Office of Energy and Environmental Affairs (EEA) 

The Proponent has conducted preliminary discussions with the EEA in regards to the 
Massachusetts Environmental Policy Act (MEPA).  The Proponent will continue to 
coordinate with EEA during the MEPA review process concurrently with the filing of 
the Proposed Projects’ Expanded Environmental Notification Form. 

�  

Massachusetts Department of Transportation (MassDOT) 

The Proponent has conducted preliminary outreach with MassDOT with respect to 
the proposed Urban Ring Project planning.   

�  

Department of Conservation and Recreation (DCR) 

The Proponent has engaged in outreach with the Department of Conservation and 
Recreation as several of the intersections in the Study Area fall on a DCR roadway.   
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Conclusion 
This filing represents the start of the formal public review process for the Proposed 
Projects.  During this public process, there will be significant opportunity for public 
review and comment.  The Proponent looks forward to engaging actively with the 
elected officials in whose district the Proposed Projects are located and other nearby 
stakeholders.  The Proposed Projects will also be subject to multiple public hearings 
as part of the Article 80 review process. 
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Consistency with 
LMA Interim Guidelines 

This chapter discusses the Proposed Projects in terms of their relationship to and 
consistency with the LMA Interim Guidelines, as adopted by the BRA in 2003. 

Overall Relationship to LMA Interim Guidelines 
The BRA and the Office of Jobs and Community Services (OJCS), in conjunction with 
the Boston Transportation Department (BTD), initiated a master planning process for 
the LMA in 2002 and the Boston Redevelopment Authority (BRA) adopted the LMA 
Interim Guidelines in February 2003 to inform the review of proposed projects and 
Institutional Master Plans in the LMA pursuant to Article 80 of the Boston Zoning 
Code.  The Proposed Projects respond to these Guidelines and conform generally to 
the applicable goals that they seek to implement.  It is important to note that Winsor 
is not an Institution, as defined in the Boston Zoning Code, and is therefore not 
subject to many of the provisions outlined within the LMA Interim Guidelines that 
apply specifically to the LMA Institutions. 
 
The overall organizing features of the Proposed Projects and their planning and 
design reflect the purposes and concepts of the LMA Interim Guidelines.   

Urban Design 
The Urban Design section of the LMA Interim Guidelines establishes a set of 
principles and criteria for the planning and design of projects in the LMA.  The LMA 
Interim Guidelines identify the physical assets of the LMA, outline dimensional 
objectives for designated zones, including height and setbacks, and describe public 
benefits that may be provided by project proponents and institutions in order to 
achieve building heights greater than the specified base criteria. 
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Protection of Assets / Shadow Criteria 

The guidelines establish a principle of protecting the physical assets of the LMA, and 
include restrictions on new shadow impacts on City of Boston parks in the LMA.  
The LMA Interim Guidelines state that: 
 

“…no project will be approved if it casts any new shadow for more 
than one hour on March 21st on the Emerald Necklace, Joslin Park or 
Evans Way Park.” 

 
Shadow studies for build and no-build conditions have been conducted for the 
spring and fall equinoxes and the summer and winter solstices.  Shadows were 
estimated for each study date at 9:00 AM, 12:00 noon, 3:00 PM, and 6:00 PM, except 
for the winter solstice, which does not include studies after 3:00 PM because the sun 
sets before 6:00 PM. 
 
None of the Proposed Projects casts new shadow on any of the above-referenced 
park spaces for more than one hour on March 21st. In fact, none of the Proposed 
Projects casts any net new shadow on any of the above-referenced resources at all on 
March 21st.  

  

Height Zones 

The LMA Interim Guidelines specify building height limits in the LMA for three 
separate zones.  The Winsor Campus is subject to all three of the height zones, which 
do not correspond to any specific physical feature on the Campus or to the Campus’ 
current and future organization and functions. Overall, the spirit of the height zones 
concept will be maintained by the Proposed Projects, which will focus height at the 
edges of the Campus.  
 
The Courtyard Addition Project, whose proposed maximum height will be similar to 
other existing Winsor Campus buildings (approximately 3 stories), is entirely 
consistent with the LMA Interim Guidelines in all respects, and will not be readily 
visible from any public way.  
 
The Pilgrim Road Project is entirely consistent with the concept of maintaining one 
prevailing character of existing street walls and presents a predominant building 
height of approximately 75 feet (with a portion rising to approximately 90 feet) that is 
highly contextual and consistent with the LMA Interim Guidelines.   
 
The Longwood Avenue Project has a predominant building height of approximately 
150 feet, a height level that is consistent with the LMA Interim Guidelines and similar 
to the neighboring BRA-approved Longwood Center project. 
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It is important to note that the development of the Longwood Avenue Project will 
occur within the context of the overall development plan for the Winsor Campus, 
which does not propose any development on portions of the existing playing fields, 
despite the LMA Interim Guidelines’ contemplation of building heights of up to 205 
feet and beyond on the existing playing fields.  Rather than propose to build out the 
existing playing fields to their maximum heights as contemplated in the LMA 
Interim Guidelines, Winsor is proposing only to establish additional height and 
massing on a small portion of its total developable land area and retain these 
important open spaces.  
 
In light of the LMA Interim Guidelines’ over-arching Urban Design objective of 
“aim[ing] to build on and protect the physical assets of the area,” the proposed re-
distribution of massing while maintaining the existing playing fields, a critical open 
space source for Winsor and several other LMA institutions, onto an underutilized 
and compact development site at the corner of two major urban streets addresses the 
LMA Interim Guidelines objective of having “the least visual and environmental 
impact on the area’s physical assets.” Were the Longwood Avenue Project’s massing 
to be redistributed and/or increased on the Winsor Campus in a manner entirely 
reflective of the LMA Interim Guidelines, the LMA and Winsor would lose one of the 
area’s most important open spaces and much greater visual and environmental 
impacts would result.  
 
The retention of the Winsor playing fields as open space is an exceptional public 
benefit that will directly result from the development of the Longwood Avenue 
Project as proposed, rather than in a manner fully consistent with the LMA Interim 
Guidelines’ height zones, which do not relate to any of the physical features inherent 
to the Winsor Campus, nor to the actual functioning of the Winsor School.  
 
In addition, a series of other public benefits will result from the development of the 
Longwood Avenue Project: 
 

 Public Realm Improvements.  In connection with the Longwood Avenue 
Project, the Proponent will approximately double the width of the pedestrian 
realm along Longwood Avenue, the LMA’s major transit commuter route, 
and will create the kind of attractive, vibrant, and commodious pedestrian 
realm that is so severely lacking on Longwood Avenue between the former 
Pilgrim Road and Brookline Avenue today. The Longwood Avenue Project 
will also include the creation of approximately 7,000 square feet of 
convenience retail space along this major pedestrian axis and will, for the 
first time, create a proper urban street edge on this critical length of 
Longwood Avenue. The Proponent will also significantly widen the 
pedestrian realm at the corner of Longwood and Brookline Avenues and 
create a covered pedestrian queuing area, similar to the urban design 
approach to be taken by the Longwood Center project across Longwood 
Avenue.  
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 Roadway and Public Transportation Improvements.  The Longwood Avenue 

Project will not only result in a dramatically enhanced pedestrian realm 
along both Longwood and Brookline Avenues adjacent to the project site, it 
will also involve the widening of the Brookline/Longwood Avenue 
intersection with a more generous turning radius to facilitate a smoother 
flow of traffic making the right-hand turn from Brookline Avenue onto 
Longwood Avenue, reducing queuing on Brookline Avenue and enhancing 
traffic flow at this critical intersection. Additionally, the Winsor School is 
committed to conducting a full Signalized Intersection Warrant Analysis to 
understand if the intersection of Longwood Avenue/Pilgrim Road/shared 
Winsor/MASCO driveway requires the implementation of a traffic signal at 
this location.  Winsor is committed to working with neighboring institutes to 
implement this improvement subject to further study and the direction of the 
Boston Transportation Department (BTD). 

 
 Linkage Payments.  The Longwood Avenue Project will result in the 

payment of approximately $2.4 million in linkage funds for the creation of 
affordable housing in the city and approximately $486,700 for jobs training 
and creation programs.   

 
 New Jobs.  The creation of approximately 15 new full-time jobs by Winsor 

upon completion of the Pilgrim Road Project and approximately 950 new 
full-time jobs upon completion of the Longwood Avenue Project. 

  

Setbacks and Step backs 

The LMA Interim Guidelines specify criteria for setbacks and step backs of new 
buildings in the LMA, stating that:  “Setbacks from curb shall match the most 
appropriate prevailing setbacks; and Building mass above the prevailing street wall 
(potential maximum of 75’) must be either 75’ from the setback line, or, not be visible 
at street level from the back of the opposite sidewalk.”   
 
The proposed Pilgrim Road Project design is generally consistent with these setback 
and step back provisions. The Proposed Project mirrors the adjacent setback of the 
Simmons College Holmes Sports Center.  The Longwood Avenue Project 
conceptually re-distributes setbacks by concentrating development density on this 
central location within the LMA while avoiding any development whatsoever on the 
existing Winsor playing fields. In this regard, the visual openness of the pedestrian 
realm along Brookline Avenue is maintained to a far greater degree than would be 
the case if the Longwood Avenue Project’s density were spread over the Winsor 
Playing Fields in a manner consistent with the LMA Interim Guidelines.  
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Mix of Uses 

The LMA Interim Guidelines require that new developments “improve the character, 
security, and vitality of the LMA by increasing the mix of housing, supporting retail, 
recreation, and community facilities in the institutional projects.  The ground floors 
of buildings shall include retail use or other uses that engage the public.” 
 
The Proposed Projects are not institutional projects as proposed, but the Longwood 
Avenue Project will add approximately 7,000 square feet of street-level convenience 
retail and a spacious and inviting corner lobby that will include a generous canopy to 
provide a protected queuing area for pedestrians waiting to cross Longwood Avenue 
or Brookline Avenue.  

  

Character 

The LMA Interim Guidelines state that: “New projects should build on and reinforce 
the distinctive physical, historic, and architectural characteristics of each of the 
Institutions within the LMA” through measures concerning way-finding, access and 
circulation, preservation of significant buildings, and appropriate width and spacing 
of tall elements.  Although Winsor is not an “Institution” as defined in Section 2A of 
the Zoning Code, the Proposed Projects described in this document nonetheless 
achieve this goal by:   
 

 Preserving, protecting, and enhancing the existing historic Winsor campus 
complex by adding architecturally complementary new facilities that will 
enable Winsor to continue to thrive in the LMA for generations to come.   
 

 Maintaining existing access and circulation routes for each of the Proposed 
Projects, avoiding any new curb cuts off public ways and moving existing 
surface parking below-grade to remove the negative visual, environmental 
and operational impacts of existing on-grade parking, and create the 
opportunity to reuse the existing at-grade parking lot to facilitate 
construction of the Pilgrim Road Project. 
  

 Design of the proposed Longwood Avenue Project as a signature 
architectural project marking the crossroads of the LMA.  The conceptual 
design breaks the massing of the proposed structure into a slender “tower” 
element at the corner, celebrating this critical location and establishing an 
opportunity to create a major wayfinding or “beacon” element to mark the 
heart of the LMA.  
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Transportation 
The LMA Interim Guidelines specify five transportation-related subjects that must be 
addressed by every project in the LMA: 
 

 Parking ratios 
 Transportation Demand Management 
 Traffic Management 
 Local Street Network 
 System-Wide Transportation Projects 

  

Parking Ratios 

Winsor currently owns approximately 115 total off-street surface parking spaces, all 
located at-grade on its existing Campus. Unlike most LMA Institutions, Winsor does 
not control, operate, or use any off-campus or remote parking spaces, and owns less 
than 0.9 percent of the total parking spaces located within the LMA proper, despite 
owning almost 4 percent of the 210-acre total land area in the LMA.  
 
As detailed in Chapter 4, Transportation, the Proposed Projects contemplate the 
construction of approximately 494 parking spaces (approximately 422 of which will 
be net new spaces), all in below-grade facilities. In the final-build condition, the 
Campus will have an overall parking ratio of approximately 0.97 spaces per 1,000 
gross square feet of floor area on the Campus. 
 
Although this ratio is higher than the LMA Interim Guidelines’ target ratio of 0.75 
spaces per 1,000 gross square feet of non-residential space, it is critical to note that 
even upon completion of the Proposed Projects, only about 4 percent of the total 
parking spaces within the LMA proper will be located on the Winsor campus, 
consistent with the Campus’ ratio of land area to the total LMA land area. If the 
Campus were to be built out to its full potential as contemplated in the LMA Interim 
Guidelines, however, hundreds – if not thousands – of new parking spaces could be 
created on the Campus’ 7.4-acre expanse if it were developed to the heights and 
densities embodied in the LMA Interim Guidelines.  
 
In this regard, the Proposed Projects represent a very modest addition to the LMA’s 
overall parking supply and will create far fewer parking spaces on the Campus than 
could be created under the LMA Interim Guidelines. 

  

Transportation Demand Management 

Winsor is committed to continuing to offer a wide array of Transportation Demand 
Management (TDM) incentives as a means to reduce single occupant driving and 



 
 
 

\\Mabos\projects\11167.00\reports\PNF\Final\
Clean\Chapter 8_Interim Guidelines.doc 8-7 Consistency with Interim Guidelines  

increase use of alternative forms of transportation to access the Campus.  Winsor 
actively supports efforts to reduce auto use for students and employees traveling to 
the School and is a proactive participant in MASCO’s CommuteWorks – the 
Transportation Management Association (TMA) for the LMA.   
 
The School’s current activities with respect to TDM are described in greater detail in 
Chapter 4, Transportation.  
 
As a practical matter, the number of daily trips of all types generated by the Winsor 
School is de minimis when compared to its much larger institutional neighbors.  With 
only 110 employees and only 430 students, the traffic generated by Winsor is an 
immaterial fraction of the traffic generated by the LMA’s over 30,000 employees and 
tens of thousands of patient visits each day. While Winsor represents approximately 
4 percent of the LMA’s total land area, it currently represents less than 0.3 percent of 
the total employees in the LMA.  
 
In this regard, the Proposed Projects, which will anchor the School in the LMA for 
generations to come, will actually have a beneficial impact on long-term traffic 
patterns in the LMA when compared with the potential build-out contemplated in 
the LMA Interim Guidelines by preserving approximately sixty percent of the 
Winsor campus as undeveloped open space.  

  

Transportation Mitigation and Improvement Actions 

Pilgrim Road & Courtyard Addition Projects 
With the completion of the Pilgrim Road Project and the Courtyard Addition, 
sidewalks will be reconstructed on Short Street Extension.  Today there is no 
accessible pedestrian connection between Brookline Avenue and the Riverway on the 
Winsor School side of Short Street Extension. Improvements will include ADA 
compliant pedestrian ramps and new pavement markings.   
 
With the completion of the academic projects, the campus will be served by an 
additional 76 parking spaces.   These spaces will accommodate a modest increase in 
staff and student population and support important Winsor operational needs and 
functions, including a safer and more proximate location for parents to park during 
morning and afternoon student drop-off/pick-up times, performances, sporting 
events, commencement, and other needs requiring on-site parking that are difficult 
to accommodate during weekdays.  Additionally, these spaces will allow for on-
campus parking during events which will reduce the amount of traffic circulation 
otherwise generated by vehicles arriving at the school and then departing to find on-
street or garage parking elsewhere.  

 
Longwood Avenue Project 
The Longwood Avenue Project will be set back approximately seven feet from the 
property line to allow the existing sidewalk to be expanded to approximately 15 feet 
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wide as shown in Figure 4-29.   Street trees will be provided along this newly 
widened sidewalk, if feasible.  On Brookline Avenue, the Longwood Avenue Project 
will be set back from the property line allowing for a more commodious pedestrian 
experience and additional pedestrian queuing space.  
 
The existing intersection at Brookline Avenue/Longwood Avenue intersection 
currently presents challenges for vehicular traffic due to a tight right-turn turning 
radius towards onto northbound Longwood Avenue.  The new Longwood Avenue 
Project will be designed to allow for an improved turning radius for Brookline 
Avenue to Longwood Avenue traffic. 
 
In connection with the proposed Longwood Avenue Project, the Winsor School is 
committed to conducting a full Signalized Intersection Warrant Analysis to 
understand if the intersection of Longwood Avenue/Pilgrim Road/shared 
Winsor/MASCO driveway requires the implementation of a traffic signal at this 
location.  Winsor is committed to working with its neighbors to implement this 
improvement subject to further study and the direction of the Boston Transportation 
Department (BTD). 
 
Winsor School is also committed to continuing its Transportation Demand 
Management (TDM) program through MASCO’s CommuteWorks Transportation 
Management Association (TMA) with benefits to faculty, staff and students as a 
means to encourage the use of alternative transportation modes. 

Workforce Development 
The LMA Interim Guidelines require Institutions or developers contemplating 
development to present to BRA and the Office of Jobs and Community Services 
(OJCS) workforce development staff, as part of the development review process, an 
assessment of current and projected workforce needs, and to work with BRA/OJCS 
staff to formulate a workforce development plan to address those needs.   
 
Winsor will prepare a workforce development plan in consultation with the BRA and 
OJCS that outlines existing and proposed future workforce development initiatives.   
 
Winsor currently employs approximately 110 full-time employees, approximately 40 
of which (36%) are Boston residents. Because the Proposed Projects are not 
anticipated to result in a material increase in enrollment (less than 10%), their 
development is likely to result in a relatively modest number (15) of new full-time 
employees of Winsor.  
 
The development of the Longwood Avenue Project is anticipated to result in the 
creation of over 950 full-time jobs, and the workforce development program 
associated with this development will be the responsibility of the ground lessee 
and/or individual occupants of the Longwood Avenue Project.  
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Conclusion 
The above discussion of consistency with the LMA Interim Guidelines shows that the 
Proposed Projects are generally consistent with the LMA Interim Guidelines and/or 
further the LMA Interim Guidelines’ over-arching policy goals in ways that more 
closely reflect the physical conditions inherent on the Winsor campus and the highly 
unusual amount of undeveloped and underdeveloped land that will remain in its 
current condition through the preservation of the existing playing fields and historic 
academic complex. 



 





 



 






