SECTION 61 FINDINGS OF
THE MASSACHUSETTS TURNPIKE AUTHORITY FOR
THE COLUMBUS CENTER PROJECT

Project Name: Columbus Center

Project Location: The Columbus Center project (the “Proposed
Project”) will be located on air rights over the
Massachusetts Turnpike (the “Turnpike™), CSX,
Amtrak and MBTA tracks, as well as on land
presently used as surface parking lots and
adjacent land along Cortes Street. The parcels are
bounded roughly by Clarendon Street on the west
and Tremont Street on the east. The air rights
comprising Parcel 16, Parcel 17, Parcel 18, and
Parcel 19 will be leased from the Massachusetts
Turnpike Authority (the “Authority™).

Proponent: CUIP-Winn Columbus Center L1.C and its
affiliates (formerly Columbus Center Associates)
c/o Winn Development Company
6 Faneuil Hall Marketplace
Boston, MA 02109

EOEA Number: 12459R

1. PROPOSED PROJECT

The Proposed Project will be located on Authority Air Rights Parcels 16, 17, 18 and 19, a
site of approximately 313,922 square feet in- area. The Proposed Project is a multi-phase, mixed-
use development with up to 493 residential units, a hotel with up to 199 rooms, a fitness center;
commercial, retail, service, and restaurant uses on the ground floor; and parking facilities and
related improvements in multiple buildings.

The components of the Proposed Project are more fully described as follows. Each of the
Parcel 16 component, Parcel 17 component, Parcel 18 component, and Parcel 19 component is
referred to herein as a “Component.” The Parcel 16, Parcel 17, and Parcel 18 components
include various subcomponents (cach a “Subcomponent™} including, but not limited to, those
Subcomponents described as follows.

o The Parcel 16 Component: A building with a maximum total building area of 608,000
square feet will be constructed on Parcel 16. The building will include approximately
160 residential units and a hotel with up to 199 rooms, a spa‘/health club measuring up to
29,700 square feet, retail and restaurant uses on the ground floor measuring no less than




7,100 square feet, and various parking, service and mechanical spaces measuring up to
97,100 square feet. The building will have an eight-story base. The seventh and eighth
floors of the base will be set back on Clarendon Street and at the northern edge of the
Parcel. Above the base, the building will be set back from the base and rise to a
maximum height of 35 stories (398 feet, plus an additional 22 feet of unoccupied space
devoted to rooftop mechanical equipment). A maximum of 186 parking spaces will be
provided inside the building on the ground floor and lower levels. Parcel 16 will also
include a new, enclosed exit from the MBTA Back Bay Station near the intersection of
Columbus Avenue and Clarendon Street. The hotel (and uses accessory thereto) and the
residential units (and uses accessory thereto) comprise separate Subcomponents of the
Parcel 16 Component.

The Parcel 17 Component: A primarily residential building with a maximum total
building area of 305,700 square feet will be constructed on Parcel 17. The building will
include up to 192 residential units, retail uses on the ground floor measuring at least
13,200 square feet, and various parking, service and mechanical spaces measuring up to
54,200 square feet. The building will be four stories in height along the southern
boundary and eight stories along Columbus Avenue and Berkeley Street (with a step
down to seven stories along Berkeley Street as it approaches the South End). A small
footprint (a maximum of 8,000 square feet) near the intersection of Columbus Avenue
and Berkeley Street will rise to 11 stories (130 feet, plus an additional 22 feet of
unoccupied space devoted to rooftop mechanical equipment). Ninety-eight (98) parking
spaces will be provided inside the building on the ground floor and lower levels. Parcel
17 will also include no less than 23,800 square feet of newly constructed public open
space and park area along its southern edge. The park will include pedestrian walkways,
public sitting areas, an outdoor café, and landscaped areas.

The Parcel 18 Component: A primarily residential building and a parking garage with a
maximum building area of 388,800 square feet will be constructed on Parcel 18. The
building will include up to 141 residential units, a daycare center on Arlington Street and
an elder care center or Berkeley Street measuring no less than 8,800 square feet in the
aggregate, a neighborhood grocery store on Berkeley Street measuring no less than
13,900 square feet, and a parking garage measuring up to 189,000 square feet. The
building will range from four to seven stories (a maximum of 85 feet, plus an additional
22 feet of unoccupied space devoted to rooftop mechanical equipment) in height. The
parking garage will be located at the center of the parcel. The garage will include service
arcas and parking for up to 633 vehicles. Parcel 18 will also include a newly constructed
pocket park measuring no less than 2,000 square feet along Cortes Street and an
improved MBTA commuter rail exit (including new signage and lighting) on Berkeley
Street. The Proponent will also make improvements to a small existing public open
space on Arlington Street near the end of Chandler Street, including construction of a low
fence around this space (subject to receipt of all necessary permits and approvals). The
vehicle entrance to the Turnpike from Arlington Street will be retained. The southern
portion of Parcel 18 will remain open to the Turnpike and Railroad Tracks. The parking
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garage and each grouping of residential units in a building or condominium (and uses
accessory thereto) comprise separate Subcomponents of the Parcel 18 Component.

o The Parcel 19 Component: The Proposed Project includes construction of a solid deck
structure spanning the opening between Marginal, Arlington, and Tremont Streets on
Parcel 19. This area will consist of decorative, landscaped open space measuring no less
than 11,350 square feet. Up-lighting in the colonial style, paving (including brick
sidewalks subject to receipt of necessary permits and approvals), historic lampposts on
the sidewalks in the “acorn” style, wrought-iron fencing, and ground irrigation and
professional landscaping will enhance the pedestrian experience in this area.

The Proposed Project is subject to review under M.G.L. c. 30, §§ 61-62H of the
Massachusetts Environmental Policy Act (“MEPA”) because it will generate 3,000 or more
{unadjusted) vehicle trips per day and because it involves a 99 year ground lease from the
Authority. The Proposed Project is also subject to review by the Boston Redevelopment
Authority (“BRA”) under the Article 80 project review process of the Boston Zoning Code and a
Memorandum of Understanding between the Authority and the BRA.

The Proponent submitted the following documents pursuant to MEPA: November, 2001
Environmental Notification Form (as affected by the Proponent’s July, 2002 Notice of Project
Change) (the “ENF”); November, 2002 Draft Environmental Impact Report/Draft Project Impact
Report (the “DEIR™); May, 2003 Final Environmental Impact Report/Final Impact Report (the
“FEIR™) (together, the “MEPA Filings™). On June 30, 2003, the Secretary of Environmental
Affairs issued a certificate that the FEIR adequately and properly complies with MEPA.

In regard to the City of Boston review, the Proponent submitted: Project Notification
Form (“PNF") to the BRA in March, 2001; the Proponent withdrew this submission and filed a
new PNF on November 30, 2001; the BRA issued a Scoping Determination on the PNF on April
5, 2002; the Proponent submitted a Notice of Project Change on July 11, 2002, and a Draft
Project Impact Report on November 22, 2002; the BRA issued a Preliminary Project
Determination on March 7, 2003; the Proponent submitted a Final Project Impact Report
(“FPIR™) to the BRA on May 15, 2003; and the BRA issued a Project Determination and
Certification Report for the Project (the “Project Determination”) on July 14, 2003, all of the
foregoing in accordance with Article 80B of the Zoning Code. Mayor Thomas M. Menino
appointed a Citizen’s Advisory Committee (“CAC”) for the Project in December, 2001, and the
CAC voted to recommend approval of the Project on June 5, 2003. A Development Plan for
Planned Development Area No. 62 for the Project was approved by the Boston Zoning
Commission on November 19, 2003, effective November 21, 2003 (the “PDA Development
Plan™). Map Amendment Application No. 488 (Planned Development Area overlay district),
Text Amendment Application No. 338 (Bay Village Neighborhood District), Text Amendment
Application No. 339 (South End Neighborhood District), and Text Amendment Application No.
340 (Downtown Interim Planning Overlay District), all relating to the Project, were approved by
the Boston Zoning Commission on November 19, 2003. The Project plans were reviewed by the
Boston Civic Design Commission (“BCDC?”), which voted on July 1, 2003 to recommend
approval of the Project with the condition that Proponent continue working with BRA staff. The
Proponent and the BRA have undertaken a comprehensive community and public review process
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which has included meetings and public forums with the CAC, abutters and representatives of

neighborhood and civic associations, and public hearings by the BRA and the Boston Zoning
Commission.

The Proponent will enter into a Cooperation Agreement with the City of Boston pursuant
to Section 80A-5 of the Zoning Code for the purposes of setting forth mitigation measures and
other public benefits which the Proponent has agreed to provide, many of which correspond to
mitigation measures which the Proponent agreed to provide during MEPA review. Proponent
entities will also enter into Transportation Access Plan Agreements with the City of Boston,
acting through its Transportation Department, which agreements include mitigation measures
and other public benefits which the Proponent has agreed to provide, many of which correspond
to mitigation measures which the Proponent agreed to provide during MEPA review. Finally,
the Proponent has submitted Construction Management Plans to the City of Boston and to the
Authority for review and approval. The final Construction Management Plans will include
mitigation measures which the Proponent has agreed to provide, many of which correspond to
mitigation measures which the Proponent agreed to provide during MEPA review.

2. PROPOSED PROJECT IMPACTS AND MITIGATION MEASURES

The potential environmental impacts of the Proposed Project have been characterized and
quantified in the Proponent’s MEPA Filings. The Table of Mitigation Measures, annexed as
Exhibit A hereto, specifies the mitigation measures that the Proponent will provide (the
“Mitigation Measures™).

[See next page for Findings and signature]




3. FINDINGS

Through language set forth in Sections 2.1, 4.9(a), 4.9(c) and 4.15(a)(v) of the Ground
and Air Rights Lease Agreements which will be executed by and between the Authority and the
Proponent with regard to Parcel 16, Parcel 17, Parcel 18 (Garage), and Parcel 19, and by and
between the Authority and Arlington Residential Lessee LLC with regard to Parcel 18
(Residential) (the “Lease Agreements™), the Authority has required that the Proponent fulfill its
obligation to complete the Mitigation Measures contained in the MEPA Filings and detailed in
Exhibit A hereto. The Proponent is also required to complete Mitigation Measures which the
Proponent has agreed to provide and which are identified in Exhibit [ (List of Project Benefits
and Amenities) and Exhibit C (Construction Management Plan} to the Lease Agreements. The
City of Boston will require the Proponent to complete the Mitigation Measures pursuant to the
Transportation Access Plan Agreements, the Cooperation Agreement, and the Construction
Management Plan. All Mitigation Measures shall be implemented by the Proponent at the
Proponent’s sole cost and expense.

Now, therefore, the Authority, having reviewed the MEPA Filings, the mitigation
measures already implemented, and those further Mitigation Measures set forth on Exhibit A
hereto, finds pursuant to M.G.L. c. 30, § 61 that with the implementation of the Mitigation
Measures, all practicable and feasible means and measures will have been taken to avoid or
minimize potential damage from the Proposed Project to the environment,

THE MASSACHUSETTS TURNPIKE AUTHORITY

Chief Development Officer

Dated: April 26, 2006
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