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economic conditions and quality of life of the city’s
low and moderate income people.

Asthe City's planning agency, the Boston Redevelop-
ment Authority, after extensive public input and
dialogue, has developed a framework for shaping
growth policies for Boston. The central challenge is
to harness the forces of changé and to balance
economic development so that it meets the city's
social and economic goals and maximizes public
bepefits, while not sacrificing Boston's urban charac-
ter.

In the 350 years since its seftlement, Boston has
evolved a vibrant and colorful urban form that gives
this old walking city its vivid sense of place. Boston
today is a city with.many remarkable historic build-
ings, a beautiful and extensive park and open space

system, and a richness, vitality, and diversity of dis- .

tricts and neighborhoods that distinguish it from other
great American cities.

Many of these important public areas are located in
and near the Midtown Cultural District. Boston Com-
mon has been an important open space resource
since the founding of the city. Downtown Crossing
has for centuries been the city's main street shopping
center where all Bostonians mingle amidst colorful
shopfronts, pushcarts, and sidewalk minstrels. As a
result of public initiatives and private reinvestment,
Park Square and the Cultural Disirict are being revi-
talized to become equally pedestrian-oriented In na-
ture and will serve to connect the downtown core with
Back Bay commercial and cuitural activities. Nearby
Chinatown gives Boston one of its most enticing
street scenes as people from throughout the region
flock to its markets, restaurants, and Import shops.
These downtown environments belong o the public
reatm.
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These public spaces, the activities which occur within
them, and the environment surrounding them collec-
tively comprise the public reaim. The public realm
encompasses areas such as parks, tree-lined
boulevards, sidewalks, and streets. It also includes
interlor spaces that are often privately owned, but in
their function are truly public, such as the lobbles of
bulldings and interlor gardens that substitutefor parks
in winter. The concept of public realm cannot be

relegated to the park bench or the sidewalk because

cltles, by their nature and function, are public places,
not merely clusters of private property.

The public realm involves any element that con-
tributes to the pedestrian experience -- warm sunlight,
comfortable breezes, handsome and humanly-scaled
buildings, views of Boston's-landmarks, the tolling of
church bells, drifts of spring daffodils, summer
greenery, and autumn leaves. Much as a living room
is the common gathering place for the individual
members of a family, the public realm is the common
gathering place where community members ex-
periénce clviclife. From a Faneuil Hall podium, Oliver
Wendell Holmes, in 1876, described this “unroofed
and unwalled nature’ as "the natural birthright of
mankind."

Since completion of the last comprehensive plan in
1965 the downtown has undergone tremendous
change, including the development of twenty new
towers in excess of 400 feet in height. Thelr total
impact has altered the face of downtown Bosion.
With the dramatlc changes In Boston's urban fabric
there has developed a widespread public concemn
about the Impact of large-scale development on the
city. The Boston of the 21st century should not be a
city where streets are canyons and where historic
bulldings and parks are burled in shadow. Rededica-
tion to sound planning principles which protect and
enhance the public realm is fundamental to ensuring
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future growth which is compatible with Boston's
human scale and character.

The planning for Boston's public realm must balance
many complex factors including history, tradition,

rules of fairness, market forces, property ownership -

characteristics, present benefits, and future expecta-
tions, to name a few, The overriding goal in this
palancing process Is to protect the public interest
while encouraging private enterprise and creative ex-
pression. The very definition of public realm expres-
ses the belief that the public has an historic, neces-
sary, and abiding interest inthe waythe city develops
and changes. The urban designand land use policies
set forth in this report are designed to articulate the
kind of public realm Bostonians expect now and in
years to come. :

Understanding Urban Design

Boston has a special character which expresses the
city’s vitalityand its sense of tradition. With its historic
buildings, winding streets, expanses of greenery,
brief and panoramic views of the harbor, pushcart
vendors and sidewalk cafes, it is the urban environ-

‘ment at its best,

From a colonial town founded in 1630, Boston has
grown Into a multi-faceted city of distinctive districts
with pleasant streets and public spaces and a char-
acteristic architecture and urban pattern. Boston's
containment on a peninsula has led to its compact-
ness and vibrancy, and also to the continuai threat of
overcrowding at its ‘center being repeatedly
countered by expansion into newly filled areas at its
edges.

This continuous reshaping of Boston's urban environ-
ment, a combination of gradual evolution punciuated
by major development projects, is guided by the city
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through plans and ordinances, civic improvements,
and public programs, and is formalized as the field of
Urban Design. '

Urban design is concerned with the city’'s public
realm, with how the city looks and how it works. ltis
involved with how the physical nature of the city
contributes to its social and economic health, and to
the quality of fife of those who use it.

In Boston, urban designers-are especially concerned
about the environmental quality of areas which are
being overbullt and areas in need of development and
revitalization, Equally important is the need to
preserve and enhance Boston's special character.
Urban designers are also interested in the successful
functioning of the city on a detailed level - how people
move about and use the city and how land and the
stock of space are allocated to ensure a balance of
uses and a diversified and vital economy.

The Vision for the City

People who are concerned about planning for
Boston's future repeatedly call for a clear wision". A
vision provides a community with a collective image
or mental plcture of what their city should be. It
provides a sense of purpose and an overall goal upon
which individual decisions can be based.

There is general consensus about the problems
which need to be overcome in Boston: inadequate
affordable space for businesses and housing, traffic
congestionand unpleasant commuting, a sometimes
inhospitable environment with some improperly
maintained and unsafe spaces, dead building walls,
and buildings of overwhelming size. .

At the same time most people would agree on the
things they like about Boston: its relatively healthy
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economy and diversified opportunities; its historic
character, small scale, compactness, and walkability;
its varied districts, pleasant parks, lively shopping
streets, and innumerable leisure time activities. -

Sometimes a city fails to articulate or appreclate its
assets and can destroy some of them in the very
process of solving certain problems. A city needs a
vision which ensures protection and enhancement of
its assets while coping with growth and change.
Such a vision is articulated in the form of a city plan
and a set of policles with which to guide growth and
change.

The new vision for Boston, expressed inthe 1987 Plan
to Manage Growth, suggests a new attitude towards
downtown development. It is a commitment to an
image of Boston as an urban environment that is
pedestrianinscale, public incharacter, and a celebra-
tionof the urban patterns, historic character, ethnicity,
and culture which is unique to Boston.

The vision forthe city - that set of images and attitudes
held in the public mind - is molded not only through
daily experience but also by the network of com-
munication created by the medla, hearsay, and the
promotional and educational efforts of private inter-
ests and public agencies.

District Design

Managing growth for Boston is based inlarge parton
a recognition of the important role of districts and
neighborhoods in organizing and giving character to
the city. The Midtown and Chinatown plans are two
of a set of district and neighborhood plans now being
undertaken throughout the city under the Interim
Planning Overlay District (IPOD) process. Midtown is
comprised of four subareas - Park Square, the Cul-
tural District, Downtown Crossing, and the Essex
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Street Corridor.

The notion of districts and neighborhoods helps us to
organize and understand the city. Similar primary
uses tend to cluster for reinforcement, The City for-
malizes and controls this clustering through zoning.
Thus, Boston has the Financial District, Government
Center, Chinatown, the Downtown Crossing retail

center, and the Cultural District each playing its par-

ticular role as part of the city.

Districts are memorable places which have a qualty
of accommodating change while remaining essential-
lythe same. Each district hasan identifying character
which derives from its ever-evolving urbari form and
from cultural contributions made by the people who
live and have businesses there, The district structure
and urban fabric give each district its speclal physical
identity and enable people to find their way within it,

The particular layout of a district’s major features or
landmarks such as key open spaces, main streets,
and monumental buildings create its structure. There
is usually an identifiable "center", perhaps a major
square, intersection, or portion of the main street.
Often the edges of districts tend to merge and are
difficultto define except where "gate-ways" have been
consciously created or a barrier is formed by a high-
way or water body.

The term “urban fabric' is used to describe the
cohesive pattern created by a district’s particular
composition of streets, city blocks, and ‘buildings.
The scale, materials, and colors of bulldings and the
way in which bulidings meet the streetand form public
spaces contribute to the urban fabric.

The condition and potentials of each district’s struc-
ture and urban fabric are the basis for many of the
urban design Issues facing downtown Boston. Small
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changes can dramatically disrupt the texture of the
many finely patterned districts whose structure and
urban fabric derive from the 18th and 19th centuries.
Whére sections of the city have eroded in places, new
infill construction can enhance the district by con-
tributing to its structure and urban fabric,

Land use planning and urban design policies strive to
protect and enhance the public realm of Boston's
districts.
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Summary

Landuse and urban design principles will help shape the
Midtown Cultural District’s unique characterbybalancing
new development with the area’s existing uses, historic
qualities and pedestrian scale.

The combination of residential, commercial, cultural, and
retail uses will ensure that the area is safe and appealing
24 hours a day. To ensurethis mix of uses occurs, the land
use guidelines have been developed to ensure that @ mix
of uses occurs in the district and that overbuilding does
not occur in the Midtown area. Under these guidelines,
which are the basis for the new zoning for the area the folal
buildout for the district until the year 2000 will be limited
to about 6.5 million square feet of development. About 3
million square feet of the new space will be housing and
about 3 to 4 million square feet will be used for offices,
refail facilities, and new cultural facilities. This develop-
ment program will result in about $1.7 billion in new
investment in the district in the next 12 years. The
guidelines will also site new buildings and uses in ways
that protect historic buildings, connect nearby residential
areas with Boston Contmon, tie local retail uses with
citywide retail establishments, and knit together the
downtown office econonty with its Back Bay counterpart.

Urban design guidelines for the district focus on the fine-
grain design issties of the pedestrian environment as well
as the cityscape, scale, and environmental issues of large
scale development. Under proposed zoning for the dis-
trict, all buildings taller than 125 feet, about ten stories,
must be reviewed by the city and the community.

At the pedestrian level, Midtown will be a vibrant hub
within the larger urban core. The district’s historic street
and alley patterns will be preserved and enhanced. Build-
ing facades and streetwalls, as well as rooftop additions,
will reflect the historic scale and character of the district.
The pedestrian-oriented characier of the district will be
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enhanced by the mandatory inclusion of ground-floor
retail or cultural space in new or substantially-renovated
buildings. A new public gathering spot on the Hinge Block
will be the hub that ties together the district’s diverse
activities. Boston Common will also be a major public
amenity. A series of 'pedestrian-oriented ways emanating
from the Hinge Block will connect the different parts of the
district with each other and with nearby neighborhoods.
Significant view corridors will be preserved and enhanced
and new visual markers will help give the district a distinct
identity.

On the skyline, Midtown’s buildings will be the transition-
al elements that connect Financial District office towers
to the high-rise buildings in the Prudential/Copley Square
area. Specifically, a spine of mid-rise towers will follow
the Essex/Bedford Street economic development area
from South Stativn to Washington Street. Lower heights
and massings are required on the Hinge Block, alongthe
Boston Common edge, the Ladder Blocks, andin the Park
Square area to preserve the continuity between nearby
residential areas and the larger-scale office areas. Floor
plate sizes will be limited so that new buildings do not
blockthe view of the skyline and a slender, campanile-type
building may be located in the center of the Cultural
District to serve as a visual marker for the area. New
buildings will also be located and designed in ways that
create minimal new shadows and little additional wind in
public spaces..
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TRANSPORTATION ACCESS PLAN

“The Midtown area Is well served by mass transit and
focal highways. But its streets are congested and
confusing, its mass transit facllities are not fully used,
and many of its streets are uninviting for pedestrians.

The Midtown area is well served by mass
transit and local highways. But its streets
are congested and confusing, its mass
transit facilities are not fully used, and
many of its streets are uninviting for
pedestrians.

To ensure that the area’s transportation systems will
continue to provide good access and to improve
traffic conditions in Midtown and Chinatown, the city's
Transportation Department and the community have
developed a Midtown Transportation Access Plan.
The plan proposes a muitl-pronged transportation
strategy that maximizes the use of existing mass
transit facilities and proposes a number of measures
to improve the area’s transportation systems. The
plan has six key components: transportation and
development, traffic relief, mass transit improve-
ments, a new -$250 milion Midtown subway line,
Chinatown protection, parking, and promotion.
Measures proposed in the plan wilk:

. Reduce total traffic impacts by controlling the
location, size, and use of major developments in
the Midtown Cultural District

. Provide trafflc relief by creating new east/west
traffic connections, Improving key intersections

such as Phillips Square, ‘and redicing through -

traffic by creating new connections to the Mas-
sachusetts Turnplke.

. Improve mass transit service through the pur-
chase of new equipment, and the renovation of
key statlons.

. Createa new 250 million Midtown subway line to
better connect existing and proposed subway
lines.

. Increase the supply of parking in the district and
at South Station and ensure that the parking
spaces are available to all of the district's users.

. Protect Chinatown and Bay Viliage from newtraf-
fic generated by Midtown development and im-
prove Chinatown’s transportation patterns.

. Create a network of pedestrian-oriented streets
and alleys and improve connections between
cultural facilities, parking garages and subway
stations.

. Encourage the enforcement of exlsting traffic law
and codes.

. Promote transit improvements and options
through an aggressive public information cam-
palgnthat clearly explalns howto access thearea
by mass transit and car.

The combination of these improvements will ensure
that the area’s transporiation systems continue to
function at acceptable levels and that the district’s
users as well as nearby residents continue to have
good access to the area.

To ensure that the area’s transportation
systems will continue to provide good ac-
cess and to improve traffic:conditions in
Midtown and Chinatown, the city’s
Transportation Department and the com-
munity have developed a Midtown
Transportation Access Plan.
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Implementing the recommendations in the plan will
require a coordinated program of action bythe state,
city, and the community. Some of the improvements
outlined in the plan are already part of the budgets of
cltyand state agencies. Some promotionai efforts can
be launched by the Midtown Cultural District Trust, a
public/private partnership which will be formed toald
in the revitalization of the area. Other promotion
efforts wilt be undertaken by the MBTA.

Current Conditions

Despite recent improvements, the area continues to

_have a fragmented, and often confusing transporta-
tion system. The area is well-served by mass transit,
Three of the MBTA's four subway lines — the Green,
Red, and Orangé Lifnes -- stop in the district. A Blue
Line stop is located just outside the district and both
the Green and Orange Lines connect with the Blue
Line, which provides access to Logan Airport.

Even with recent improvements to mass
transit facilities, mass transit ridership
has not kept pace with the increase in the
size of the downtown work force.

Commuter rail service is also well-connected with the
district. Trains from southern and western suburbs
stop at both the Back Bay Station and South Station
which are connected with the district through the
Orange Line and the Red Line. North Station, which
serves commuters from the northern suburbs, is con-
nected to the district by both the Green and Orange
Lines. Many suburban commuters canalso use MBTA
parking garages and lots to get to the district.

Even with recent improvements to mass transit
facllities, mass transit ridership has not kept pace with
the increase in the size of the downtown work force.
Although the absolute number of subway riders has
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risen in recent years, from 1978 until 1986 the percent-
age of downtown workers using the subwayto getto
work dropped by about ten percent. Less than five
percent of the district’s theater-goers currently use
mass transit facilities to get to performances In the
Theater District. Theater-goers are deterred from
using the Green Line in part because the key Boylston
Street station in the Theater District is in extremely
poor condition and is uninviting to riders. Mass tran-
sit ridership is further discouraged by serious over-
ctowding, particularly on the Green Line, during peak
commuting hours.

Only five percent of the district’s theater
goers currently use mass transit facilities
to get to performances in the Theater Dis-
trict.

As a result of post-war highway construction, the
district is easily accessible by car from Storrow Drive,
the Massachusetts Tumnpike, the Central Artery, and
the Southeast Expressway. But the access between
the district and local highways is not matched by an
easily-used network of arterial streets within the Mid-
town area. The district's major east/west arteries are
Stuart/Kneeland and Boylston/Essex Streets. How-
ever, Essex Street Is one-way, allowing only east-
bound travel. Charles Street is the major northbound
antery, while Chauncy Street and-Washington Street
carry some northbound traffic. Washington Street’s
northbound arterial role is restricted by the presence
of the Downtown Crossing pedestrian mali. Tremont
Street is the major southbound artery while Bedford
Street, Chauncy Street, one block of Washington
Street, and Avenue de Lafayette also provide some
westbound and southbound service.
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Four of the district’s key intersections are located on
the Boyiston/Essex corridor: at Charles Street,
Tremont Street, Washington Street, and Chauncy
Street/Harrison Avenue (Phillips Square). The fifth
- Intérsection is at Stuart and Tremont Streets, where
- “gast/west traffic merges with southwest-bound traffic.
These intersections are also potential choke-points if
_future development is not carefully managed.

Transporiation in the district is characterized by a
confusing and chaotic network of one-way streets,
loading zones, parking lanes, and tuming'ianes. in
addition, streets in the district and in nearby
Chinatown must carry a large amount of through
traffic travelling between other downtown areas and
- major roadways: ~The Central Artery’s Beach Street
ramp, for example, encourages through traffic to
travel directly through Chinatown’s main shopping
area.

Traffic problems in the district are wor-
sened by a confusing and chaotic network
of one-way streets, loading zones, parking
lanes, and turning lanes.

Much of the traffic in the district is generated by the
users of the more than 7,000 parking spaces in Mid-
town. Many of these spaces are in surface parking
lots which will be redeveloped as Midtown is trans-
formed into a more vibrant area. A number of these
current facilities do not altow evening parking which
is needed by theater-goers and residents. Othier
parking facilities are badly-located without clear
pedeéstrian connections with important cultural
facilities or the downtown shopping and office areas.

Much of the traffic in the district is
generated by the users of the more than
7,000 parking spaces in Midtown. Ap-
proximately 1,000 of these spaces are-in
surface parking lots which will be .
redeveloped as Midtown is transformed -
into a more vibrant area. .

Pedestrian connections between important paits of
Midtown and nearby subway stops are also. poor.
Since most-theater goers are evening users, theiack
of pedestrian connections between theaters and sub-
way stations discourages the use of mass. transt.
Uninviting streets and alleys also discourage
Downtown Crossing shoppers, Financial ‘District
workers, and residents of nearby neighborhoods from
using Midtown's cultural facilities in the evening.

Transportation and Development

The Midtown Cultural District Plan maximizes the
potential of the district’s extensive network of mass
transit facilities by locating major developments in
areas best served by mass transit, in particular, large
mixed-use developments will be allowed on the cor-
ridor stretching from South Station to-lower
Washington Street. This corridor is near the Red
Line’s South Station and Downtown Crossing stops;
the Green Line’s Boyiston Street station; and the
Orange Line’s Chinatown and Downtown Crossing
stations. The corridor is also within easy walking
distance of South Station’s commuter rail and bus
facilities and is connected by the Orange Line to the
Back Bay commuter rail station. Similafly, most new
and proposed cultural facilities inthe district are lo-
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cated near existing subway lines. The Green Line’s
Boylston station, the Orange Line’'s Chinatown,
NEMGC, and Downtown Crossing stations, and the
Red Line's Downtown Crossing station are all in or
near existing and proposed clusters of culturai
faciiities.

The Midtown Cultural District Plan maxi-
mizes the potential of the district’s exten-
sive network of mass transit facilities by
locating major developments in areas
best served by mass transit.

To ensure that the users of these buildings take ad-
vantage of mass transportation options, as part of the
Planned Development Area process the builders of
these large buildings will be required to assess their
project’s transportation impacts and to develop
transportation management programs to encourage
the use of mass transit, car pools, and other high
occupancy vehicles.

The overall mix of uses within the Midtown Cultural
District will also reduce peak-hour demands on the
area’s transportation systems. In general, shoppers
and residents of new Midtown buildings will not use
the subway of major feeder streets during the morn-
ing and afternoon rush hours. Theater-goers and
visitors will also use streets, subways, and rail facilities
inthe evening when the demand on those systems s
reduced.

To make sure that the total proposed development
for the district will not, in the aggregate, overwhelm
the district's transportation systems, TAMS was
asked to study the impacts of different development
scenarios on the district's strests. The TAMS study
warned that If all the development allowed under the

district's gurrent zoning is allowed to occur then
nextreme deiays will be experienced."

As part of the Planned Development
Area process the builders of these large
buildings will be required to assess their
project’s transportation Impacts.

However, the TAMS study found that under the
proposed zoning and historic protection measures
proposed for the district, "acceptable traffic operation
can be achieved with the existing circulation pattern
in the district" if aggressive transportation manage-
ment programs are launched, and minor improve-
ments are made In the Boyiston/Tremont intersection
and the Harrison/Essex intersection (Phillips Square),
and Essex Street is widened.

In addition, the city's Transportation Department and
the community are currently studying ways to further
improve the traffic flows at the Boylston/Essex inter-
section by creating better east/west connections in
the district and by improving the area’s mass
transportation systems to reduce the number of
drivers using the district’s streets.

Streets and Arterial Ronds

The city’s Transportation Department, affected com-
munities, TAMS and the state are currently studying
five major options to improve traffic flows in the area,
particularly for east- and west-bound traffic. After a
more extensive review by the Transportation Depart-
ment, the community, TAMS, and the state, one of
these options will be chosen as a final street and road
plan for the district and for Chinatown.

The city's Transportation Department is considering
a plan that calls for changing the directlon of Avery
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Existing Circula- Scheme | Scheme ll Scheme il

Intersection tion Pattern
Delay/LOS Delay/L.OS Delay/LOS Delay/LOS

Stuart/Kneeland/Tremont 15.6 B/C 15.6 B/C 15.6 B/C 15.6 B/C
Boylston/Chaties 133 B 133 B 133 B 133 B
Boyiston/Tremont 181 C 238 C 26.1 C/D 183 C
Boylston/Essex/Washington 14.9 B/C 164 C 472 E 164 C
Harrison/Essex* 128 B 16.1 195 C 161 B/C

*  Currently there Is no traffic light at this intersection. Installing a traffic signal at the intersection
would be requlred to obtain acceptable traffic operations at this intersection.

Level of service (LOS) in 1994 at five key Midiown Cultural District intersections
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Existing PM

Level of Peak Volume

Intersection Service* (Per Hour)
Midtown

Boylston/Charles Streets "B 2855

Boyiston/Tremont Streets c 2560

Tremont/Stuart Streets B 3229

Washington/Essex/Boylston B 1136

Harrison/Essex F 1456
Other City of Boston

Beacon/Berkeley D 2690

Massachusetts/Boylston D 2458

Huntington/Longwood D 2430 .

Riverway/Brookline Ave. F 4170

F 2150

Summer/Atiantic

*  Level of Service is the average stopped delay per vehicle on a scale of A (best) to F (worst).
Leve! of service D, a delay of 25 to 40 seconds Is generally considered acceptable in urban
areas.

Existing level of service at Key Midtown Cultural District intersections and at other well-known
interseclions in Boston.
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Street and extending the street through the Hayward
Place parce! across from Lafayette Place to Avenue
de LaFayette. This new roadway would connect with
a widened Essex Street from Kingston Street to the
Central Artery. The plan may require splitting the
Hayward Place parcel, reducing its potential use as
the site of a major new mixed-use facility that would
include new cuitural facilities and a major new
downtown retall store. In addition, the widening of
Essex Street would require the demolition of at least
one, and possibly two, historic buildings on the north-
east corner of Essex and Kingston Streets.

The city’s Transportation Department, af-
fected communities, TAMS and the state
are currently studying five major options
to improve traffic flows in the area, par-
ticularly for east- and west-bound traffic.

At the request of the Transportation Department,
TAMS studied three alternatives to this plan which
may not require splitting the Hayward Place parcel.

Scheme | would reverse the direction of Hayward
Place and Avery Street to flow towards Tremont
Street. Avenue de Lafayette would be closed at Har-
rison Avenue to create better pedestrian movement
and Chauncy Street would be reversed to provide
southbound access while Harrison Avente, north of
Essex Street would be reversed to allow northbound
access into the Lafayette Place parking garage.

Scheme |l proposes a similar Avery Street/Hayward
Place configuration but would also allow two-way
wraffic on Washington Street from Stuart/Kneeland
Street to Avery Street. The plan would also reverse
the direction of Harrison Avenue from Kneeland
Avenue to Avenue de Lafayette. This scheme
provides southbound egress out of the area on

Washington Street and further limits through traffic in
Chinatown by prohiblting the use of Harrison Avenue
as a southbound exit from downtown. By reducing
this currently-existing traffic flow, a better east/west
pedestrian flow can be created between the Midtown
Cultural District and Chinatown. A modified version
ofthis scheme would reverse the direction of Harrison
Avenue but maintain Washington Street as a one-way
road.

Scheme lil is similar to Scheme | but closes Avery
Street and leaves Avenue de Lafayette open as a

. two-way traffic link. This scheme forces westbound

traffic to either use Chauncy Street and Harrison
Avenue to access Kneeland Strest westbound, or
travel north on Washington Street to West Street and
Temple Place to access Tremont Street.

All three of TAMS options also assume that Essex
Street is widened and at the Boylston/Tremont inter-
section the southbound lane would be restriped to
allow through movements in the lane currently
reserved for left and right turns. According to the
TAMS analysis, if & higher saturation flow figure is
used, then all "intersections would operate under
acceptable conditions for each of the schemes, ex-
cept under Scheme |l at Boylston/Essex/Washington
.. due to two-way traffic flow on Washington Street.”
TAMS has not yet analyzed the proposed alternative
Scheme II-A.

A fifth option would be to create a.new east/west loop
by making Boylston and Essex Streets one way and
Kneeland/Stuart Streets one way in the opposite
direction. This loop could include one lane in the
oppostte direction reserved salely for High Occupan-
cy Vehicles (HOVs) such as buses, taxis, vans, and
car pools. Some of those vehicles would operate as
a shuttle service between commuter rail and parking
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facilities at South Station and important cultural and
business destinations within the Cultural District.

The traffic plan for the district will allow
on-street parking and loading only during
off-peak hours or at locations that do not
impede traffic circulation.

in addition to the new east/west connector, a number
of other steps are beingtaken to Improve traffic inthe
area. At the Boylston/Tremont intersection TAMS
recommended restriping the southbound lane which
is now used oniy for left and right turns to allow
through movements. In addition, the traffic plan for
the district will allow on-street parking and loading
anly during off-peak hours or at locations that do not
impede traffic circulation.

Mass Transit

A number of improvements to the area’s mass transit
system are needed to increase the percentage of
workers, residents, and visitors using mass transit to
get to the Midtown area and reduce the percentage
of people who use cars to travel to the area.

The MBTA has already launched a $140 mililon pro-
gram to expand the capacity of the overcrowded
Green Line. By adding approximately 100 cars and
upgrading electrical systems on the Boston College,
Beacon Street, and Riverside Lines, the MBTA will be
able to replace some two-car Green Line trains with
three-car trains. In order to fully serve the Midtown
area the MBTA will need to purchase about 75 more
Green Line cars at a cost of about $85 million.

- The MBTA has also expanded the capacity of com-

muter ralllines. The authority has purchased 107 new
commuter rail cars with a totaliof about 5,000 more
seats. The MBTA Is also negotiating the purchase of

40 to 50 more cars, with about 4,000 seats, and in the
next three or four years is planning to buy a fieet of
bi-level trains with about 6,600 seats. But the MBTA
is now facing a critical shortage of parking spaces at
commuter rail stops. The MBTA has plans to add
about 3,000 parking spaces to Its stock of about
10,000 spaces. This growth will still leave the transit
agency far short of the demand for spaces by train
commuters.

A number of improvements to the area’s
mass transit system are needed to in-
crease the percentage of workers, resi-
dents, and visitors using mass transit to
get to the Midtown area and reduce the
percentage of people who use cars to
travel to the area.

In addition to expanding commuter rail service for
downtown workers, the MBTAalso needs to increase
weekend and evening rall service to better serve
theater-goers and visitors to the district. A $1 million
increase In the annual operating budgetfor commuter
rail service is needed to promote and operate this
service.

The Midtown Line
Akey transit Improvement for the Midtownareawould

. be the construction of a new Midtown transit line. The

MBTA board recently appropriated $200,000 to study
the line which would run underground from the
Boylston Street Green Line station to South Station.
As envisloned, the line would tie together the Green
Line, the Orange Line, the Red Line, and South
Station’s commuter rail and bus service. Inaddition,
the line, which follows a route simliar to that foliowed
by part of the Atlantic Avenue Elevated Line that
operated from 1801 until 1938, could either be ex-
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tended to the Fort Point Channel area or could tie into
other new transit service serving that growing area.

A key transit improvement for the Mid-
town area would be the construction of a.
new Midtown transit line.

The Midtown "people mover" would be underground
and could use light rail vehicles, self-gulded trains, or
combined troliey/bus cars. Fort Point Channel ser-
vice options currently being studied by the MBTA
include a Red Line extension, an above-or below-

ground people mover, or expanded bus service. -

Together the two programs would cost between $275
million and $350 million, significantly less than the
cost of either the hew Ordnge Line or the Red Line
extension. Funding for the new lines would come
from a combination of federal, state, and private
funds. Betterment districts and tax increment financ-

ing could also be used to finance the new lines. If

construction of the lines is coordinated with the
depression of the Central Artery up to $50 million in
excavation and construction costs can be saved by
locating some of the mass transit tunnels in the same
underground envelope as the depressed roadway.

As part of the construction of the new Midtown Line,
the Boylston Street Green Line station should be fully
renovated at a cost of about $25 million. The renova-
tions should also be done in conjunction with the
decision on replacement service for the now-closed
elevated Washington Street Orange Line service: The
MBTA is currently considering-a number of options for
that service including a new trolley line, a combined
bus and trolley iine, or expanded bus service along
Washington Street. Renovations to the Boylston
Street station should also include reopening now-
closed subway entrances in_the lobby of the Little
Building.

Chinatown

The Midtown Transportation Access Plan Is being
done in conjunction with transportation planning
done for Chinatown as part of the Chinatown Com-
munity Plan. Current planning includes studies of a
number of measures to protect Chinatown from in-
creased traffic and to improve the neighborhood’s
traffic problems. To prevent intrusion by through traf-
fic in Chinatown, Beach Street could be closed, at
least during peak hours, between Harrison Avenue
and the Surface Artery. The Phillips Squate intersec-
tion would also be signalized and reconfigured and
some on-street parking spaces would be removed.
The city and the community are also reviewing
proposals which would reverse the direction of Har-
rison Avenue, preventing through traffic from leaving
the city through Chinatown. Similarly, a proposal to
reverse the direction of Edinboro Street is also being
reviewed.

The Midtown Transportation Access Plan
is being done in conjunction with
transportation planning done for
Chinatown as part of the Chinatown

_ Community Plan. In addition, as part of
the Central Artery project the state is plan-
ning to close the Beach Street ramp,
preventing major westbound movements
through Chinatown.

The state's department of public works is also study-
ing methods to better connect Back Bay traffic with
the Central Artery and the Third Harbor Tunnel. The
city's Transportation Department has proposed that
this connection be made through links to the Mas-
sachusetts Turnplke. Traffic from the Third Harbor
Tunnel and the Central Artery destined for Back Bay

. would travel west on the Turnpike to a new Back Bay
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off-ramp at Berkeley Street. Cars from Back Bay - -

would connect to the east-bound Turnplke from a
new ramp off Herald Street. These proposals would
keep the regional traffic off of Midtown and Chinatown
- streets such as Kneeland Street, Marginal Road, and
Essex Street. Under this plan, Marginal Road and
Herald Streets would be converted from arterial road-
ways into local distributors of traffic for Chinatown,
South Cove, and Bay Village rather than ramp con-
nections tothe interstate system, as initially proposed
by the Central Artery project. State officlals are cur-
rently reviewing the city’s proposal.

Parking

Approximately 7,200 off-street parking spaces are
currently available in the district. Another 4,100 park-
irig spaces are available near the district, According
to the TAMS study, the proposed development
scenatio for the district will generate the demand for
approximately 4,600-addition parking spaces. About
3,600 parking spaces have already been proposedas
part of new Midtown Cultural District developments.

inaddition, the MBTA s planning to build a 400-to-600
car garage at South Station which is within walking
distance of the major development corridor in the
Midtown Cultural District, To help meet the demand
for parking in the area the Midtown Cuitural District
Plan also proposes that the state construct ap-
proximately 1,200 more parking spaces on city-
owned air rights at South Station. Because above-
ground parking spaces cost about $15,000 per space
fo build while below-ground spaces cost about
$30,000 a space to construct, locating these spaces
on air rights over South Station tracks would be
significantly cheaper than constructing the spaces
underground at other Midtown sites. Expansion of
the Lafayette Garage at Hayward Piace by adding a
400-600 car garage is also being reviewed.

To help meet the demand for parking in
the area the Midtown Cultural District
Plan also proposes that the state con-
struct approximately 1,200 more parking
spaces on city-owned dir rights at South
Station.

The South Station spaces; as well as the station’s rail
and subway facilities should be connected to Mid-
town Cultural District facilities through an extensive
shuttle bus service similar to the shuttle buses used
at the Boston Common parking garage. The service
could be enhanced through the use of HOV lanes In
the proposed Essex/Boylston/Stuart/Kneeland east-
west traffic loop. Construction of the South Station
parking facilities will also require changes tothecity’s
parking freeze which has been instituted in accord-
ance with federal clean air standards. The federal
Environmental Protection Agency must review and
approve any proposed changes to the parking cap.

The more than 11,000 parking spaces in and near the
district must be accessible for the district's different
users. Using pricing policies, the set-aside of parking
spaces for certain users, and the use of shared park-
ing facilities, the proposed parking facllities can be
allocated in a way which serves the district’s workers,
residents, shoppers, theater-goers, and visitors.
These palicies specifically allocate space for office
tenants, residents, shoppers, and hotel guests.
Spaces used by commuters should also be available
in the evening for theater patrons and people visiting
the Culturai District.

Pedestrian Network

A network of pedestrian-oriented streets and alleys
will connect the different parts of the Midtown Cultural
District and will connect the district with other parts
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of the city. In addition, pedestrian connections be-

tween Midtown’s theaters and the district’ smass tran-
sit facilities and parking garages will be improved.
Entrances to new parking facilities and loading zones
will be located in sites where they will not infringe on
the district’s pedestrian-oriented streets and alleys.

" A network of pedestrian-oriented strees
and alleys will connect the different parts
of the Midtown Cultural District and will
connect the district with other parts of the

_city.

The center of the 'pedestrian network will be a major
new public gathering place on the Hinge Block inthe

Cultural District. As part of this new gathering place

a closed Orange Line entrance In the center of the
block should be reopened.

Angtwork of pedestrian-orlented streets and ways will
emanate from the block. Smalier public areas could
also become new focuses in the district. These might
include a new pedestrian mall on Beach Street In
Chinatown, a public plaza in Phillips Square, a new
pedestrian mall on Avenue de Lafayette and/or Avery
Street, and an extension of Downtown Crossing's
pedestrian amenities. Interior lobbles and covered
through-block connectors in new buildings wil also
improve pedestrian circulation in the district. The
creation of "Theater Alleys® and 'Theater Boulevards"
will also make the areamore attractive to pedestrians,
as will the upgrading of Boston Common’s
southeastern edge. Chinatown’s pedestrian network
should aiso be Improved by adding pedestrian
amenitles to Kneeland Street and by creating a better
north/south route between the neighborhood and
downtown Boston.

The enhancement of "Theater Alleys" and
"Theater Boulevards" will also make the
area more attractive to pedestrians, as
will the upgrading of Boston Common’s
southeastern edge

Safe pedestrian access from theaters to both parking
garages and subway stations wil be facllitated by
additional lighting for streets and transit stations and
increased attention to security needs. Preliminary
sketches for an air-rights museum/office develop-
ment over the Wilbur Theater, for example, included
a covered pedestrian walkway from both the Wilbur
and the Wang Center to the New England Medical
Center Orange Line station and the Tufts/NEMC park-
ing garage.

To minimize impacts on nearby residential areas and
on pedestrian ways, garage entrances will be located
on arterial streets such as Boylston, Tremont, and
Stuart Streets, away from Chinatown and Bay Village
residentlal areas. To encourage school and charter
buses to bring people to the district, a central location
for the storage of buses Is currently being gvaiuated.
Since many of these buses now park and idle on
Tremont Street across from Boston Common, the
new loading and storage areas wili also help make the
Common more attractive to pedestrians. New drop-
off locations are also being identified for retall and
cultural facilities and major new projects will be re-
quired to include carefully-sited-foading facilities.

Some of these projects are already included in the
city's capital budget. The city is currently spending
$964,000 to build brick sidewalks, install new street-
lights, and plant trees along lower Washington Street.
The city's 1985 capital pian also includes funds to
study Downtown Crossing’s pedestrian environment
and to add pedestrian amenities in Park Square. Fu-



ture capital budgets will have to include funds to
complete the district’s pedestrian and road network.
In addition, promotion campaigns for the district will
be undertaken by the Cultural District Trust, a new
public/private partnership formed to aid in the
revitalization of the area. .

Promotion

Transportation Improvements made in the district
need to be promoted and effectively communicated.
A clear system of traffic signs are needed to direct
drivers in and out of the district and to direct drivers
to parking garages. A similar set of signs wiii direct
pedestrians to Cuitural District facilities and to direct
subway riders to theaters. in addition, a broad public
promotion campalgn is required to make the district's
users aware of the various options which might be
available to them. The development of a distinctive
Cultural District logo will help guide people to the
district's many facilities.

- Transportation improvements made in
the district need to be promoted and effec-
tively communicated.

The use of certain parking garages can be en-
couraged through a number of policies. Directions
to those facilities can be included in ticket mailings to
theater goers and discount incentlves can be
provided to theater goers using specific garages.
Parking vouchers for some garages can be soid
throtigh the mail along with tickets to Cultural District
events. The use of outlying parking facilities located
adjacent to mass transit stations can be encouraged
through promotion.

Similarly, mass transit facllities can be promoted in
ticket mailings and through maps given outat Cultural
District theaters many of which are near the Orange

-.line’s NEMC -stop, the- Green Line’s Boylston Stop,

and the Red Line's Downtown Crossing stop. These
offorts can also promote park-and-ride facilities
operated by the MBTA, possibly through a "frequent
parker" program. The MBTA has expressed a willing-
ness to include maps of the Cuitural District in the
area’s subway station andto promote Cuiturali District
access in its advertising campaigns. The campaigns

can also emphasize connections between Cultural,

District subway facilities and rall stops at South Sta-
tion, Back Bay Station, and North Station as well as
connections between outlying MBTA parking facilities
at sites such as Alewife, and Riverside and subway
lines that serve the Cultural District. =

Some of these projects are alfeady included in the
city’s capital budget. The city is currently spending
$940,000 to bulid brick sidewalks, instail new street-
lights, and piant trees along lower Washington Street.
The city’s 1985 capital plan aiso includes funds to
study Downtown Crossing’s pedestrian environment
and to add pedestrian amenities In Park Square.
Future capital budgets will have to include funds to
complete the district's pedestrian and road network.

History

Thetransportation plan wiii protect Midtown’s historic
street patterns which reflect the area’s incremental
physical growth through landfiliing during the early
nineteenth century and its economic growth as a
tetailing and cultural center inthe mid-nineteenth and
early fwentieth century, '

Inthe seventeenth and eighteenth centuries the route
followed by what is now Washington Street was-the
only overland connection between the Shawmut
Peninsula and the mainiand in Roxbury. What is now
Beach Street led down to the waterfront in Boston's
large South Bay while Boylston Street, then called
Frog Lane, led to the marshes of the Back Bay. What
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is now Downtown Crossing and the upper Tremont

Street area were residential and commercial sections
already developed with the medieval street pattern
that still exists today.

The topography of the area changed greatly in the
early nineteenth century with the filiing of South Bay
waterfront land to create Front Street, later renamed
Harrison Avenue. The area changed again in the
1830s with the filling of South Bay for new wharves
and railroad facilities. The creation of the Public Gar-
den and the filling of the Back Bay made both Charles
and Boylston Streets important routes for the district.
In the mid-nineteenth century railroads also shaped

the street patterns of the area. The configuration of -

Park Square, for example, was largely determined by
the presence of a railroad station and yards in the
square until the late 1800s.

Since the middle of the eighteenth century, mass
transit facllities have connected Midtown with outlying
areas. Starting in the 1850s horse-drawn streetcar
service ran from the new downtown retail and office
areas to nearby suburbs. Inthe 1880s, electric street-
cars ‘began operating in the city. By the late
nineteenth century the extensive network of service
and the rapid growth of the downtown area had
created serious traffic problems, particularly along
Tremont Street. (n 1892 a state-appointed special
commission on Boston’s transportation needs
recommended the construction of four railway lines
and a Tremont Street subway tunnel to relieve traffic
congestion in the area.

The first subway in America, running from under
Tremont Street and the Boston Comman from Park
Street to the Public Garden, opened in 1897, more
than 50 yearsafter underground trolley lines were first
proposed for the area. Over the next two decades
rapid transit construction in the area continued at an

- aggressive pace. Park Street toNorth Station service

started in 1898. The elevated line from Sullivan
Square to Dudley, via the Tremont Street subway,
opened in 1901 as did the elevated line that travelled
down Atlantic Avenue then up Harrison and Beach
Streets and onto Dover Street (now East Berkeley
Street). This line was closed in 1938 and was tom
down for scrap metal duringWorld Warll. In 1908the

Washington Street tunnel, now part of the Orange .

Line, opened. . In 1912 the Park Street to Harvard
Square tunnel opened. The tunnel, which is naw part
of the Red Lirie, was extended to South Station in
1916, to Broadway in 1917, and to Andrew Square in
1918. In addition, the Tremont Street subway, now
called the Green Line, was extended to Kenmore
Squarein 1914.

In the post World War Il era, a number of projects

changed traffic patterns In the area. Inthe 1850s and
1060s, the construction of the Central Attery, the
Southeast Expressway, and the Massachusetts
Turnpike, dramatically altered nearbyareas and made
the area much more accessible by car. City-owned
downtown parking garages, such as the
Kingston/Bedford garage and the Boston Common
garage (which'is now owned by the Massachusetts
Convention Center Authority) were constructed to
attract drivers to Boston's alling downtown. The era
also saw a decline In mass transit and train service,
most notably the closing of the Old Colony rall line in
the 1950s.

The first subway in America, running
from under Tremont Street and the Bos-
ton Common from Park Street to the
Public Garden, opened in 1897, more
than 50 years after underground trolley
lines were first proposed for the area.
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Post-war proposals to improve the area’s traffic
problems included plans to build a truck tunnel under
the Ladder Blocks as well as proposals to build either
an elevated walkway or roadway on Washington
Street. Most post-war plans for the area also called
for extending existing mass transit lines to the grow-
ing suburbs around Route 128 and building a third
underground subway tunnel in the downtown area to
relieve overcrowding in the Green Line’s main tunnel.

While many of these' proposals were never carrled
out, some major improvements were made to the
area's mass transit systems during the 1970s and
1980s. Extended and improved subway service was
introduced into the area through the $574 million Red

Line extension andthe new, $743 million Orange Line.-

Recently the MBTA finished station renovations which
will allow the operation of longer Red Line trains, a
move which will increase the capacity of that line by
50 percent.

Recently the MBTA finished station
renovations which will allow the opera-
tion of longer Red Line trains, a move
which will increase the capacity of that
line by 50 percent.

In 1978 the Downtown Crossing pedestrian mall was
created to improve the atmosphere and attractive-
ness of Boston's retail heart. Other major street im-
provements in the district included the. construction
of a Charles Street extension in Park Square and the
reconfiguration of intersections at Boylston, Essex,
and Washington Streets; at Bromfleld and Franklin
Streets: and at School, Milk and Water Streets, More
recently, e city Has, as part of its Traffic Relief
Program, removed -parking meters and strictly en-
forced no parking regulations on many major streets
in the district including Tremont Street, Stuart Street,
Kneeland Street, Boyiston Street, and Essex Street.

147



Roormarmnulh

[EREREES

s gt

t, 1887

w, Upper Washington Stree

Nwspaper Ro

oas

(BOSTON ATHENAEUM)

148



Summary

The Midiown Cultural District Transportation Access
Plan proposes a multi-pronged strategy so the area’s
transportation system can serve the district’s new residents,
workers, and visitors without creating adverse traffic im-
pacts in Chinatown, The strategy, developed by the city’s
Transportation Department, state transportation agencies
and the cornmunity, maximizes the use of existing mass
transit facilities and proposes a number of measures to
improve the area’s transportation systems.

A key part of the plan Is to locate major new buildings in
the parts of the district that are well served by mass transit.
Each of those projects will be required to assess their
transportation impacts and to implement aggressive
transportation management programs. - Siting a variety of
uses in the buildings will also reduce peak-hour demands
on local transportation systems. Total build-out for the
district will be controlled so that the aggregate amount of
new development does not overwhelm the transportation
System,

The plan calls for improving the area’s mass transit sys-
tems by adding a new Midtown subway connection, im-
proving service on subway and rail lines, renovating sub-
way stations that are in poor condition, and finally estab-
lishing South Station as a regional transportation center
thatincludes train, bus, subway, and shuttle bus service as
well as extensive parking facilities.

As part of the Midiown Cultural District Plan, the city’s
Transportation Department, the Chinatown community,
the Cultural District Task Force, and others are working

© with TAMS, a traffic consultant hired by the to city, to

Jjointly develop a traffic circulation plan that will improve
traffic problems in the district while reducing through traf-
fic in Chinatown, The Transportation Department has
already proposed a new ramp system for the Mas-
sachusetts .

Tumpike that will create ways for Back Bay drivers to get
tothe Central Arterywithout havingto travel through either
Midtown or Chinatown.

While the plan encourages extensive use of mass transit,
parkingfacilities will be provided within the district. These
facilities will be carefully located where they can accom-
modateboth day-time and eveningusers. Entrances tothe -
garages must be located on major streets so that entering
and exiting vehicles do not spill onto local streets. In
addition, the spaces in the facilities will be allocated to the
various users of the district. New parking facilities will be
constructed at South Station and will be connected to the
district’s cultural facilities through an extensive shuttle bus
System.

As a vital urban area, the Midtown Cultural District’s
streets and ways will be pedestrian-oriented. The plan
envisions creating a network of pedestrian-oriented ways
on both streets and alleys. This network will connect the

- district with nearby areas, improve the neighborhood

quality of life for the district's new and existing residents,
and connect imporiant centers, such as cultural facilities,
with mass transit stations and nearby parking garages.

Finally, these measures will be communicated to the
district’s users through an aggressive public information
campaign that clearly explains how to access the area by
mass transit and car.
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ACHIEVING THE PLAN

For more than 30 years major redevelopment gfforts
-1 in Boston -- such as the Prudential Center, Charles
: River Park, Government Center, and the falled 1971
Park Plaza Urban Renewal Plan -- were based on a
model that called for bullding major new projects to
stimulate relnvestment In distressed areas. The Mid-
town Cultural District Plan creates a new model
suitable for our times. Takingan approach that relies
on appropriately-sized new private development to
provide the economic support for affordable housing,
cultural facllities, and historic preservation, the plan
bullds Incrementally from the edges of the district
toward the center.

e

The traditional urban renewal strategy of redevelop-
ment relied on significant public funding, Involved

i3 demolition and displacement, and excluded the ef-
fected nelghbors from the planning process. The
i clty's’ current redevelopment sirategy Is more in-

P cremental in nature, and relies on an extensive com-
munity process to reach a balance of interests,

Accomplishing the goals of the Midtown Cuitural Dis-
trict Plan will also require extensive coordination by
city and state governments withthe private sector and
community and neighborhood groups.

For example, a number of city and state deparlments
o and agencies need to Include components of the
i Midtown Cultural District Plan in thelr future public

improvement programs and budgets.

| Achieving the Plan: Redevelopment Strategy,
b Zoning Plan, Related Public Actions, and
[ ~ Community Participation Process

L The Midtown Cultural District Plan follows an ap-

proach that is the direct opposite of the direction
taken by downtown urban renewal plans for the last

WHY A DISTRICT ZONING PLAN

1952: CITY ORDINANCE
Planning Board required
to make a master plan

1960: STATE LAW
Leglsiature makes
Boston Redevelopment Authority
City's Planning Board

l

1987: DOWNTOWN ZONING PLAN
Chty requires creatlon of
eleven district plans for downtown

1988: MIDTOWN CULTURAL DISTRICT

"AND CHINATOWN COMMUNITY PLAN

First of eleven district plans

; three decades. The Midiown plan is incremental,
L. relying on multiple projects and development teams,
. and building upon what already exists and what
; should be preserved and enhanced. The plan does
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PURPOSE OF THE ZONING PLAN

Manage Economy for
~ Balanced Growth

Create a New
‘Downtown Neighborhood

Revitalize Midtown as
the City's Cultural Genter

Preserve Historic
Character and Scale

Protect and Provide for
Expansion of Chinatown
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not try to rejuvenate the area by providing massive
public subsidies foran oversized projectatthe center.
Instead the plan tries to revitalize the Midtown area by
extendingthe strong existing uses at the area's edges
towards its underutilized center.

The Midtown Cultural District Plan fol-
lows an approach that is the direct op-
posite of the direction taken by downtown
urban renewal plans for the last three
decades.

The plan also studies existing uses and buildings as
well as the microclimates of small areas to ensure that
the scale and character of growth is not overwhelm-
ing. Ultimately this approach will lead to-redevelop-
ment at the center of the district without havingto use
massive public subsidies and without allowing inap-
propriately-sized buildings or incompatible uses.
Through zoning the plah requires a mix of uses inthe
area, including cultural facliities -and housing. The
strategy also uses housing and jobs linkage policles
0 ensure that all Boston residents have access to the
benefits of downtown development, Guidelines for
the development of publicly-owned land such as the
Kingston/Bedford parking garage and the last Park
Sguare urban renewal parce! have also been used to
ensure that all of the city's residents can participate in
the benefits of development. To ensure that all resl-
dents of the city have access to downtown jobs, the
plan requires that space in new large office buildings
be set aside for day care facilities. This development
strategy has been further refined by analyzing the
locations of historic buildings inthe Midtown areaand
studying the skyline, microclimate, and transportation
Impacts of different development scenarios for the
district. According to analyses done of this program,
the development program affects only a handful ofthe
more than 130 historic buildings in the district,
generates a manageable amount of new traffic if cer-
tain transportation improvements are made, creates
relatively few new shadows during keyfall, spring, and

summer months in important public areas such'as
Boston Common and Downtown Crossing, and does
not overwhelm the Boston skyline or the pedestrian
character of the district.

For example, the redevelopment of the city-owned
Kingston/Bedford parking garage in the Bed-
ford/Essex corridor will be appropriately scaled. Be-
cause the project will be built on city-owned land, it
will also generate a number of other public benefits
as part of the Parcel4to-Parcel | linkage program.
People of color are equity partners in the develop-
ment of the site. A second site in Roxbury will be

. developed as part of this program. Profits from the

development will be used to capitalize a community
development fund for Chinatown, and housing
linkage from the development will be directed to
Chinatown.

The redevelopment of the city-owned
Kingston/Bedford parking garage in the
Bedford/Essex corridor will be ap-
propriately scaled.

The Bay Village edge Is protected by strict height and
density limits. Nearby, the Park Square Parcel-to-
Parcel }l development extends the Back Bay and Bay
Village residential communities and helps fund tran-
sitional and affordable housing in the South End.
Park Square height limits reflect the lower density of
nearhy residential areas.

Another part of the strategy isto extend the residential
community on Tremont Street across from Boston
Comimon, a trend that the private sector has already
begun. ' Buildings in this location must reflect the
historic lower building heights along the Common.
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The plan encourages appropriately-scaled commer-
cial growthinthe historic Ladder Blocks area between
Tremont Street and upper Washington Street. This
growth must be carefully managed to ensure that the
area’s historic bulldings are protected while thearea'’s
growing service and office economy continues to
grow. Proposed projects will be reviewed onthe basis
of how well they balanice these needs.

New projects in the lower Washington Street area,
which is part of the city’s historic entertainment dis-
trict, will Include a mix of commercial space, retail
facllities, housing, and cultural facilities. The cultural
facilities will reinvigorate lower Washington Street as
an arts center for the city, a role it has played for
almost 200 years. The city and the community are
currently reviewing proposais for development on
lower Washington Street which would include all of
these uses. The city-owned Hayward Place parking
lot could also become a mixed-use development that
includes a variety of new retail facilities which will
complement Downtown Crossing. The variety of
uses meeting In this area, including the growth of
Chinatown up Beach Street and along iower
- Washington Street, will make it economically feasible
to develop the Hinge Block and the vacant parking fot
next to the Shubert Theater without the need for
excessive bullding helghts or high-rent office
facilities.

The different uses will begin to meet in
the lower Washington Street area, which
is part of the city’s historic entertainment
district.

The plan proposes limiting heights onthe Hinge Block
to 125 feet (155 feet with design review), the historic
zoning for the area since the 1920s. The zoning would
preserve the historic scale of the block and allow a
variety of uses, including housing, offices, retail
facllities, and cuitural uses. Planning for the site has
identified the Hinge Block as a possible Visual Arts
Center that would include a number of galleries, a
satellite museum, and small performance art and ex-
perimental film/video theaters within mixed-use
development. A large public area at the center-of the
block could become the focus of a network of
pedestrian-oriented ways and could be used for im-
promptu performances. |n addition, planning for
Chinatown has identified the blockas the possible site
for at least 150 units of affordable housing for
Chinatown residents. An Asian cultural center or
other theater use could be located in the 80-year old
Publix/Gaiety Theater on Washington Street.

Proposed zoning limits heights on the
Hinge Block to 125 feet (155 feet with
design review), the historic zoning for the
area since the 1920s.

Chinatown

Inarelated process, the city will continue working with
the Chinatown/ South Cove community to develop a
community-based comprehensive development plan
for Chinatown, The plan, released in draft form In
February 1988 and ratifled by the community inMarch
1988, addresses Issues of housing, community ser-
vices, business and economic development, land
use, transportation, and traffic. :
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The city will continue working with the
Chinatown/ South Cove community to
develop a community-based comprehen-
sive development plan for Chinatown.

Supporting the continued growth of Chinatown is
fundamental to the success of Midtown Cultural Dis-
wrict Plan. The community-based planning process is
addressing ways to meet Chinatown’s needs for af-
fordable housing, better economic opportunities, and
more open space. These needs can be met in the
jower Washington Street area, the Hinge Block, the
Bedford/Essex corridor, and air rights over the Mas-
sachusetts Turnpike. In the future, Chinatown should
also grow onto land created by the depresslon of the
Central Artery, the Gateway sites.

Many of these areas are already beingtransformed by
the growth of the Chinatown neighborhood. More
than 40 Asian-owned businesses are now operating
in the Midtown Cultural District, leading the way in the
area’s revitalization. The redevelopment of the
Kingston/Bedford site as part of the clity's Parcel to
Parcel | program ls amodel for Chinatown community
participation in the redevelopment of the Midtown
Cultural District.

The Midtown Cultural Districi Zoning Plan

New zoning for the Midtown Cultural District wili cre-
ate a legal mechanism that implements many of the
policies outlined in the Midtown Cultural District Pian.
The zoning plan can be approved only after both the
BRA and the city's Zoning Commission hold public

hearings., The primary purposes of the zoning plan
©are:

« Tomanage the Downtown economy Ina way that
promotes balanced growth for Boston, by

MASTER PLANNING FOR PLANNED
DEVELOPWENT AREAS

BRA Approves Master Plan

Zoning Commission Approves Master Plan

Developer Proposes Development Plan

BRA Approves Development Plan

Zoning Commission Approves
Development Plan

Mayor Approves Plan

( Board of Appeal Approves Proposal

DEVELOPMENT PLAN MUST PROPOSE:
Construction of Cultural Facllities;
Rehabilitation of Historic Buildings or Theaters;
Aftordable Housing;
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preventing overdevelopment of the Financial Dis-
trict and Back Bay commercial areas;

. To revitalize Midtown as the city's center the
petforming arts, by creating new cultural
facilities;

» To protect and provide for expansion of the thriv-
ing Chinatown nelghborhood, by creating affor-
dable housing and new and expanded facilities

" forcommunity services and by controlling institu-

tional expansion;

« To preserve the historic resources of the district
by giving legal protection to 122 historic buildings
and 8 landmarks; and

. To create a new residential neighborhood
downtown by constructing 3,000 new dwelling
units, at least 800 of which will be affordable.

As one of the first permanent district plans to be
created following the passage of the Downtown Inter-
im Zoning Plan in September 1987, this comprehen-
sive plan will be specially tailored to the unique char-
acter and demands of the various areas within the
Midtown Cultural District. By setting firm guidelines,
the zoning plan s Intended to speed the revitalization
of the district. Because one of the central purposes
of this historic rezoning Is to establish strict rules for
development, the zoning plan will also provide, to the
greatest extent possible, predictable regulations that
minimize the number of variancés soiight by
developers. Planned Development Areas ("PDAs")
will be permitted to be established in centain areas
within the Midtown Cultural District, in which develop-
ment will take place only in accordance with the
master plan approved for the district.

As one of the first permanent district
plans to be created following the passage
of the Downtown Interim Zoning Plan in
September 1987, this comprehensive plan
will be specially tailored to the unique
character and demands of the various
areas within the Midtown Cultural Dis-
trict.

As of Right Height and Density Regulations

In order to preserve the scale of the district and
provide predictability in regulation, the zoning plan
will establish four protection areas within the Midtown
Cultural District. Protection areas include:

o Boston Common and Public Garden Protection
Area

» Bay Village Protection Area

o Ladder Blocks and Washington Street Theater
Protection Area

» Newspaper Row/Old South Protection Area

The plan will allow a building height of 125’ (1 55’ upon
deslign review, about 12 stories) and will limit bullding
density to eight times the size of the building lot
throughout the area (ten times with design review),
except within the area adjacent to Bay Village, where
a building height of 65’ (about 5 stories) and a density
offourtimes the size of the building lot will be aliowed.
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Density Bonus for Affordable Housing, Cultural
Facilities, or Day Care Centers

Outside of the master plan Planned Development
Areas, the zoning plan will permit a density bonus of
up to 20% if a developer builds affordable housing, or
up t0 10% for construction of a theater or other
cultural facility, ot for a large family care or day care
center. To qualify for the density bonus for housing,

atleast 75% of the proposed project must be housing,

with at least 10% of that space affordable to low- and
moderate-income families. The developer may
choose to provide the affordable housing elsewhere
within the district or Chinatowri, but in that case must
create a number of affordabie dwelling units equal to
at least 20% of those bullt in the proposed project.
The developer could also choose to build a theater or
other cuitural facility for which there is an identified
need in the district, or provide a large family care or
day care center.

Master Planning

A special master plan will govern development in
certain Planned Development Areas. Contained
within this zoning plan, the master plan sets forth the
development concept for the area. it includes the
planning objectives for the area, a statement of the
character of the proposed uses of the areas, and the
range of dimensional requirements contemplated for
each of the proposed uses.

The zoning plan will allow additional building heights
only in the specified Planned Development Areas, in
accordance with the zoning plan’s approved Master
Plan for development. Within Planned Development
Areas, projects must proceed accordingtoa develop-
ment plan approved after public hearings by the BRA
and the Zoning Commisslon. The Board of Appeal
must then approve exceptions for the additional

BUILDING HEIGHT AND DENSITY

125’ (10 stories) as-of-right; 155" (12 stories) urban
design review

Density Incentives
Housing
Cultural Facilities
Day Care or Family Care Center

Community Services
Neighborhood Businesses
Active Ground Level Uses
Non-Profit Cultural Space

Boston Common/Public Garden
Protection Area
Special Height limits within
100 feet of Boston Common
and Public Garden

Historic Preservation
Rooftop additions limited
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height. Projects in approved Planned Development
Areas must comply with design review requirements,
described below under Design Regulations.

The zoning plan will allow additional
building heights only in the specified
Planned Development Areas, in accord-
ance with the zoning plan’s approved
master plan for development.

The range of bullding dimensions established in the
master plan for particular sites have been determined
on the basis of focation within the district, developable
site area, proposed uses, and the historic character
of buildings currently on particular sites. For ex-
ample, the maximum building height allowable within
residential developments will be 235’ (about 20
stories), with building density timited to twelve times
the size of the building lot.

Creating Cultural Facilities, Rehabilitating Historic
Buildings, and Building Affordable Housing

Projects in PDAs must mitigate the negative impact of
increasing land values in the district in the following
ways:

o the construction of an on-site theater or other
cultural faclity;

. the rehablilitation of certain identified landmarks,
historic bulldings and theaters; or

. the construction of on-site housing, ten percent
of which must be affordable for low- and/or
moderate-income households.

Neighborhood Business Opportunities

In order to preserve and promote opportunities for
business establishments from the Chinatown and
South Cove neighborhoods, the zoning plan provides
that major new developmentstake affirmative actions
to create neighborhood business opportuntties.
Using funds created by the Kingston-Bedford
project's community development fund, small busi-
nesses will be able to expand into the district.

The zoning plan will also provide a small business
expansion area to facllitate the further expansion of
small businesses on the ground level in the Midtown
Cultural District.

In order to preserve and promote oppor-
tunities for business establishments from
the Chinatown and South Cove neighbor-
hoods, the zoning plan provides that
major new developments take affirmative
actions to create neighborhood business
opportunities.

The ground level and street walls of the streets listed
below in Table E constitute the Small Business Ex-
pansion Area. Within the Small Business Expansion
Area, the maximum street frontage of any singie use
is fifty feet (50'), and the maximum ground leve! floor
area to be devoted to any single use with street
frontage Is three thousand (3,000) square feet.

TABLE E
SMALL BUSINESS EXPANSION AREA
Street From To
Chauncy Street Avenue de Lafayette Essex Street
Essex Street Washington Street Kingston Street
Harrison Avevenue  Hayward Piace Essex Street
Washington Street Stuart Street Boyiston Strest
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Chauncy StreetAvenue de LafayetteEssex Street
Essex Street Washington StreetKingston Street
Harrison AvevenueHayward Place Essex Street
Washington StreetStuart StreetBoylston Street

Active Ground Level and Cultural Uses

To create an area attractive to pedestrians and resi-
dents, the zoning plan will allow the ground floors of
all new development in the Midtown Cultural District
to contain only active commerclal or cultural uses.

The presence of these uses at the ground floor will
provide the level of activity essential to achieving
renewed vitality in the area. To provide a further
incentive for these uses, the ot size of a building
containing active ground-level uses, space set aside
for community services and day care facllities, and
cultural uses will not be included in the calculation of
building density. However, the space will be counted
when calculating building heights.

To create an area aftractive to
pedestrians and residents, the zoning plan
will allow the ground floors of all new
development in the Midtown Cultural
District to contain only active commer-
cial or cultural uses.

Housing Priority Areas

The zoning plan will designate certain areas withinthe
Midtown Cultural-District-as"Housing Priority Areas."
Within these areas, the zoning plan will ensure that at
jeast 75% of all development within the Housing
Priority Area is for housing. The Housing Priority
Areas will be established next to the Boston Common
along Tremont Street, and south of Stuart Street
adjacent to Bay Village and Chinatown.

Inclusion of Day Care Centers

Any Proposed Project having a gross floor area, not
including the floor area devoted to Residential Uses,
which equals or exceeds one hundred thousand
(100,000) square feet, up to five hundred thousand
(500,000) square feet, shall devote to day care
faciiities an amount of floor area equal to at least four
thousand square feet. Any Proposed Project having
a gross floor area which equals or exceeds five
hundred thousand (500,000) square feet, up to one
million (1,000,000) square feet, shall devote to day
care facilities an amount of floor area equal to at jeast
elght thousand (8,000) scuare feet. Any Proposed
Project having a gross floor area which equals or
exceeds one milllon (1,000,000) square feet shall
devote to day care facilities an amounl of fioor area
equal to at least twelve thousand (12,000) square feet.
An Applicant for a Proposed Project subject to the
provisions of this paragraph may fulfill its obligations
under this paragraph by: (a) creating such facilities
on-site; or (b) creating such facilities, or causing such
facllities to be created, in the vicinity of the Proposed
Project, within the Midtown Cultural District, Bay Vil-
lage or Chinatown. Any Proposed Project subject to
the provisions of this section shall devote to on-site
day care facilities an amount of floor area equal to at
least four thousand (4,000) square feet.

Uses Generally Allowed

Except where residential and active ground level uses
are required, the-zoning plan will allow a broad
spectrum of uses throughout the Midtown Cultural
Districl. Among the uses lhat will be allowed are:
service; retail; commercial; residential; and restaurant
and entertainment. To ensure future manufacturing
uses are not detrimental to the characler of the dis-
rict, they will, in the future, be permitted only condi-
tionally.
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The boundaries of the Adult Entertainment District will
remain in thelr present, historical location. In orderto
respect constitutionally-protected liberties, the
zoning plan effects no legal change In the district's
status. Adult entertainment uses will be allowed only
within that area.

The zoning plan will provide that certain other uses
are permitted, but only f they will not be detrimental
to the character of the area. In addition to light
manufacturing uses, such conditional uses will in-
clude: parking lots or garages, automotive rental
agencles; and Institutional and wholesale uses.
Projects containing such uses will not be forbidden,
but will require community review and Board of Ap-
peai approval.

demolition will not be detrimental to the character of
the district. In addition, as a condition to allowing
demolition, a new development on the lot that con-
tained all or a portion of the theater to be demolished
will be required to provide replacement space for
cultural uses.

Design Regulations

The Midtown Cultural District has historically been
part of the human scale and fabric of Boston. Amajor
objective of the Midtown Cultural District Plan is to
allow for freedom of design, while preserving and
enhancing the district’s historic architectural charac-
ter. To implement this objective, the new zoning for
the district will:

The boundaries of the Adult Entertain-
ment District will remain in their present,
historical location.

Historic Preservation

In order to promote the preservation of historlc build-
ings the zoning plan will exclude additions to such
structures within a Planned Development Area from
eliglbility for building height and floor area which
exceeds the historic height limit, and will prohibit the
granting of exceptions for height and density for ex-
tension of a historic building. Rooftop additions will
be limited to 125",

Restrictions on Demolition and Change of Use of
Theaters. In orderto preserve the existing concentra-
tion of theater structures and uses in the Midtown
Cultural District, the zoning plan will prohlbit demoli-
tion or change of use of the existing theaters in the
district. An existing theater can be demolished if the
theater is unsafe and demolition is required under the
State Buiiding Code, or the Board of Appeal finds that

A major objective of the Midtown Cul-
tural District Plan is to allow for freedom
of design, while preserving and enhancing
the district’s historic architectural charac-
ter.

. Provide that projects within Planned Deveiop-
ment Areas must be architecturally compatible
with their surrounding area, satisfy environmental
criteria concerning shadows and wind, and be
reviewed by the Boston Civic Desigh Commis-
sion;

» Contain regulations providing for street wall con-
tinuity and streetwall height to gstablish anattrac-
tive pedestrian area and avold windswept plazas;

. Establish set-backs for portions of buiidings to
ensurethat sufficient light and air reach the street;
and
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. Limit the size of portions of buildings exceeding
the street wall height, resulting in slender build-
ings rather than boxes.

In addition to the design regulations, every project in
the district larger than about five storles will be subject
to design review in accordance with the city’s
Development Review Requirements. The reviews as-
sess a project’s impact on the environment, the
trangportation and infrastructure systems, historic
resources, the streetscape, and the skyline.

Necessary City Actions

The success of the Midtown Culturai District Plan
depends on a coordinated program of actions by the
Mayor, the Boston City Councli, and city agencies
and departments.

Boston Landmarks Commission

. Creation of Historic Districts. The creation of new
historic districts in the Ladder Blocks and In
Chinatown should be initiated by the Landmarks
Commission and presented to the City Council
and the Mayor for approval. In addition, the
Commission should consider protecting historic
districts In areas already on the National Register
of Historic Places, such asthe Piano Row Historic
District, the Washington Street Histaric Theater
District, and the Liberty Tree Historic District.

. Designate landmark bulldings. The Commission
can désignate important’ Midtown Cultural Dis-
trict buildings as protected landmarks.

If new historic districts in the Midtown

Cultural District are created by the City
Council and the Mayor, the Landmarks
Commission will review proposed chan-

ges to buildings in those districts.

. Review development proposals. The Commis-
slon reviews all proposed changes 1o landmark
bulldings. If new historic districts in the Midtown
Cultural District are created by the City Council
and the Mayor, the Commission will review
proposed changes to bulldings in those districts.

Neighhorhood Housing Trust

Reservation of Housing Contribution Grants. The
Neighborhood Housing Trust should adopt a resoiu-
tion that Housing Contribution Grants from develop-
ments in the Midtown Cuitural District be reserved for
the construction of affordable housing for the
Chinatown neighborhood, in keeping with the city's
policy to provide affordable housing and reduce over-
crowding in that nelghborhood.

The success of the Midtown Cultural Dis-
trict Plan depends on a coordinated pro-
gram of actions by the Mayor, the Boston
City Council, and city agencies and
departments.

Office of Capital Planning

» Major Public Improvements. Future city capital
budgets should include funds for improvements
to Midtown Cultural District parks, streets,
sidewalks, and public areas. Proposed public
jmprovements in the Midtown Cultural District
Plan would cost between $20-and-$25 million.

Boston Zoning Commission
» Historic Preservation Zoning Amendment. Acity-

wide historic preservation zoning amendment
now before the Zoning Commission wouid also
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protect historic buildings in the Midtown Cultural
District. The amendment mandates that for five
years, the Landmarks Commission review the
proposed alteration of all historically-significant
buildings inthe citywhile the commission decides
which of those bulldings should-be permanently
protected throughdesignationas landmark build-
ings.

Pianned Development Areas. The Zoning Com-
mission must approve a development pian after
a public hearing before a profect is allowed to
exceed the base zoning in a planned develop-
ment area.

Boston Zoning Board of Appeal

Planned Development Areas. The board of ap-
peal must approve exceptions to the underlylng
zoning for projects to exceed the base zoning for
the district in Planned Development Areas,

Boston Transportation Department

Transportation Master Plan. The Transportation
Department, working with community groups, is
developing and will implement a transportation
master plan for the Midtown Culturai District and
for Chinatown. The planwili create new east/west
connections, reduce traffic flow In Chinatown and
establish pedestrian-oriented areas in locations
such as Phillips Square and Beach Street.

Boston Parks and Recreation Department

Boston Common improvements, The Parks
Department’s master plan and improvements of
the Boston Common, at a cost of more than
$1,000,000, have been an -overwhelming suc-
cess. The improvements, whicharea critical part
of the Midtown plan, include measures that
up gradethe southeastem comer of Boston Com-
mon.

-]

Eifiot Norton Park. As part of the city's 1985
capital plan, the parks department is overseeing
the $575,000 redesign and reconstruction of Eltiot
Norton Park.

Any new park or open space initiated by the
Boston Redevelopment Authority will be
managed by the Parks Department, and all exist-
ing Boston Redevelopment Authority-owned
parks and open space in Midtown and Chinatown
will be conveyed 1o the Parks Department. ‘

Office of Arts and Humanities

Cultural District Trust. OAH will work with the
Midtown Cultural District Task Forceto shapeand
implement the non-profit corporation which will
oversee certaln cultural facilities in the District.

Cultural Facilities. OAH will wark with Boston's
arts community to Identify and detail the range of
new facilities proposed for the District,

Funding: OAH will work with the Trust, once
established, to ensure necessary financial operat-
Ing support. :

Project Review. OAH will participate with the arts
community in reviewing projects In the District
containing cultural components.

Boston Department of Public Works (DFW)
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Downtown Crossing. The DPW has begun im- -

provements to Downtown Crossing, In conjunc-
tion with Downtawn Crossing Association. Fund-
ing for a study of the improvements, costing
$100,000, was part of the 1985 city ‘capital plan,
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o ParkSquare. The DPW isfinishingimprovements
to Park Square’s streets, sidewalks, and public
areas, costing $5,800,000. The improvements
were part of the 1985 city capital plan.

« Other improvements. The DPW has scheduled
completion of capital programs which include the
reconstruction of iower Washington Street’s
sidewalks af a cost of $940,000, and $90,000 for
design funding for the reconstruction of Beach
Street from the Chinatown gateway to
Washington Street.

Boston Licensing Board and the Mayor’s Office of Con-
sumer Affairs and Licensing

» Review of licenses. Both licensing authorities
have been stccessful in implementing policies
that require the Identification of the true owners

_of alllicensed establishments inthe city, Including
those in the Combat Zone. Enforcement of this
policy has already revealed that some true
owners of Combat Zone facilities have criminal
records which may disqualify them from holding
liquor and entertalnment licenses.

Both licensing authorities have been suc-
cessful in implementing policies that re-
quire the identification of the true owners
of all licenced establishments in the city,
including those in the Combat Zone.

Boston Redevelopment Authofity

o Chinatown Community Plan. The BRA and the
Chinatown/South Cove Nelighborhood Council
will adopt and implement a Chinatown Com-
munity Plan. The BRA will also issue requests for
proposals to develop city-owned sites in
Chinatown for affordabie housing. The BRA has

already required the inclusion of minority and
neighborhood equity pariners in the develop-
ment of city-owned land in the Midtown Cultural
District.

» Urban Design Guidelines. The BRA will establish
comprehensive urban design guidelines to be
used in the review of proposed projects in the
Midtown Cultural District.

« Project Review. The BRA and community groups
will review proposed large projects to make sure
they are in keeping with the policies outlined in
the Midtown Cultural District Plan.

« Planned Development Areas. The BRA must ap-
prove development plans for projects allowed to
exceed the base zoning forthe district as Planned
Development Areas.

Necessary State Actions

State transportation agencies will play an Important
role in the in the Midtown Cultural District because
thelr actions will heip alleviate traffic problems in the
area. In addition, state grant programs could help’
pay for improvements to Boston Common, affordable
housling in the dlstrict or in Chinatown, the construc-

tion of a new parking garage in or near the district,

and the renovation and operation of historic theaters

and buildings In the district. The state legislature may
also need to approve increases to the MBTA budget

to pay for mass transit improvements needed to revi-

talize the district.

State Department of Public Works
o Beach Street ramp. The state DPW must finalize

its plans to close the Beach Street ramp to the
Centrai Artery.
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Back Bay connections with the Massachusetts
Turnpike and Central Artery. The city has
proposed that the state build limited access ramp
sonnections between the Back Bay and the Mas-
sachusetts Turnpike. This action would reduce
through trafflcin the Midtown Cultural District and
in Chinatown, -

The city has proposed that the state build
limited access ramp connections between
the Back Bay and the Massachusetts
Turnpike. This action would reduce
through traffic in the Midtown Cultural
District and in Chinatown

MBTA

Commuter rail improvements. The MBTA has
scheduled the reopening of the Oid Colony Line,
creating better mass transit connections to the
South Shore. The MBTA should also expand
evening and weekend commuter rail service for
theatergoers travelling from the suburbs to the
Midtown Cuitural District. This program will re-
quire a $1 million increase in the MBTA’s operat-
ing budget.

Green Line improvements, The MBTA isfinishing
its current Green Line improvement program. To
further increase the rush hour capacity of the
Green Line the MBTA needs to buy 75 new cars
at a cost of about $85 million.

Boylston Street Station improvements. The
Boylston Street Green Line station, which Is atthe
center of the Midtown Cultural District, needs to
be renovated at a cost of $25 million.

Midtown Subway Line. The MBTA is studying
proposals for a new Midtown subway line that
would connect the Boylston Street Green Line
station with the Orange Line, South Station and
the Red Line, and new mass transit service
planned for Fort Point Channel.

_Orange Line Replacement Services. The
deciston on the form and route of replacement

service for the now-closed Washington Street
elevated line is critical to Chinatown and the dis-
trict. The state must decide on a plan that is
acceptable to the community as soon as pos-
sible.

" South Station Transportation Center. The muilti-

modal transportation center under construction
at South Station is a long-term asset to Boston
and the district. Construction of the major new
parking facility must bedin within the next
eighteen months.

Federal Government

The federal government can also aid the revitalization
of the Midtown Cultural District,

(-]
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Tax Credits for Historic Preservation. Recently
proposed changes to the federal tax code would
also make tax credits for renovating historic build-
ings a more effective incentlve for the renovation
of historic buildings. The reemergence of the tax
credits would also allow the state and federal
government to review changes to historic build-
ings to make sure they are in keeping with the
historic character of the building.
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Recently proposed changes to the federal
tax code would also make tax credits for
renovating historic buildings a more effec-
tive incentive for the renovation of his-
toric buildings.

« Parking Freeze, Changes may be required to the
city's federally-controlled parking freeze to allow
for the construction of parking facilities at the
South Station Transportation Center,

Midtown Cultural District Trust

To carry out the plan will require the establishment of
the Midtown Cultural District Trust. The organization
of the Trust and related policy questions will be ad-
dressed by the Office of Arts and Humanities, the
Midtown Cultural District Task Force, and the Boston
Redevelopment Authority. The Trust will be eligible
for tax-deductible gifts, grants, and contributions.
The purpose of the Midtown Cuitura) District Trust will
be to create a permanent endowment to govern the
maintenance and advance and make accessible the
arts, culture and arts education in the Midtown Cul-
tural District of, by and for the diverse peoples of
Boston and the New England region.

The Trust shall lease, develop, acquire, manage,
operate, maintain and promote cultural facilitles, open
space, and air space in the Midtown Cultural District,
and disburse funds, from all sources, to support the
facilities and activities in the Midtown Cultural District,
The Trust will also have the resporisibility to promote
the Midtown Cultural District.

The Trust shall lease, develop, acquire,
manage, operate, maintain and promote
cultural facilities, open space, and air
space in the Midtown Cultural District.

Cultural District Neighborhood Planning
Process

To ensure that new development in Midtown Boston .
Is balanced, environmentally sound, and sensitive to
the area’s unique history and cuiture, city repre-
sentatives have been meeting with neighborhood
groups from Chinatown, South Cove, Bay Villags, and
other nearby neighborhoods. Local business
groups, developers, six private consultants, the Mid-
town Cultural District Task Force, and representatives
of the arts community have also been meeting to
ensure that the plan represents the vislon of the
community,

Decisions affecting the future of Boston's Midtown
Cultural District require the participation of its diverse
neighborhood groups. The ultimate success of the
Midtown Cultural District Plan, the translation of Ideas
and plans into reality, depends in great measure on
establishing a process that assures citizen participa-
tion.

Neighborhood participation will be structured so that
community representatives consider broad topics
stch as the mix of land uses, transportation, district
character, and implementation strategies, as well as
advocating development of cultural facilities and
reviewing specific development proposals.

Decisions affecting the future of Boston’s
Midtown Cultural District require the par-
ticipation of its diverse neighborhood
Zroups.

The Midtown Cultural District Plan presents ideasand
concepts that help to frame the planning discussions
which will follow. While the document provides direc-
tionand basic principles, the nelghborhood participa-
tion process will examine and develop the Cultural
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District concept intoa comprehensive plan. Todoso
successfully, the process must be public, open, and
fair. The Midtown Cultural District Task Force,
chaired by Lawrence Murray, serves as the citizen
advisory committeefor the Cultural District to guaran-
tee an open and fair process.

The Midtown Cuitural District Task Force Citizen's
Advisory Committee will consist of persons repre-
senting the interests of the Cultural District as aneigh-
borhood, abuiting districts and neighborhoods, re-
fated city and regional groups, and concerned
citizens. Because of the potential for impacts on
Chinatown and Bay Village, the Executive Committee
must have significant representation from the
Chinatown and Bay Village neighborhoods. The

diversity of interests that will be represented inciude:
Cultural District Neighborhood Interests
. Residential Community

. Business Community - Theater District Associa-
tion

» Asian Business Community

» Property Owners/Developers
Abutting Districts and Neighborhoeds

o Chinatown/South Cove Ne_ighborhood
. Bay Village Neighborhood

- Park Square

» Downtown Crossing

« Boston Common

- City and Regional Interests

o Corporate Leadership

. Greater Boston Real Estate Board

. Greater Boston Conventlon and Visitors Bureau
. Chamber of Commerce Center City Task Force
o Aﬁs Patrons - Arts/Boston

» Arts Organizations - Massachusetts Cultural Al-
liance

. Individual Artists - Artists Foundation
o Designers - Boston Soclety of Architects

o Historic Resources - Boston Preservation Al-
llance

. Public Space - Green Space Alliance
Public-At-Large
. Citizenswho have demonstrated special concem

and commitment to the Cultural District. Commit-
tee chairs will be selected from this group.

" The function of the Cullural District Task Force is to

advise the Boston Redevelopment Authority, the Of-
fice of Arts and Huimianities, and other relevant public
agencies and commissions on all matters concerning
the Gultural District at the center of Midtown. The
Task Force will review reports and proposals fromthe
BRA and OAH staffs and consuiltants, as well as from
developers, community groups, and public agen-
cies.
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A major task of the Cultural District Task Force wlll be
to review and make recommendations concerning
the rezoning of the Cultural District. The Task Force
will also actively participate in developing plans and
guidelines for -cultural facilities, the Cultural District
Trust, and funding of public improvements and
facilities, and issues regarding transportation, and
design and development as outlined below;

. TheTask Force will review reports and proposals
from the BRA and OAH staffs and consultants, as
well as from developers, community groups, and
public agencies.

Cultural Facilities

The plan idéntifles new facilities and specifications.

The Committee advises BRA/OAH regarding:

o Refinement of spegilications

. Review of theater renovation studies by consult-
ants

. Review of developers’ proposals
Trust and Funding

The plan identifies the Trust concept and potential
funding sources.

The Committee advises BRA/OAH regarding:
o Drafting of Trust ordinance and bylaws

o Nomination of Trust members

= Development of private funding strategy

'« Development of public funding stratedy

Transportation

The plan identifies transportation objectives.

The Commitiee advises BRA/OAH regarding:

. Ensuringthat transportation improvements meet
the diverse and special needs ofa Culturai District
without adverse impacts to surrounding neigh-
borhoods and the pedestrian environment

Design and Development

The plan identifies proposed zoning, district concep-

tual plan, preservation policies, and general urban

design guidelines.

The Committee advises BRAJOAH regarding:

. Establishment of perrﬁanent zoning

. Creation of a district character theme and design
guidelines for renovation and new construction

. Design of public space improvements

o Creation of a public art program

. Review of special studles (such as Hinge Block)
- Review of developers' proposals

o Review of licensing proposals

The diverse voices of the community must be heard
in order that informed decisions can be made by the

Boston Redevelopment Authority and the Office of
Arts and Humanities. In order to ensure an open
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forum for the many perspectives represented on the
Task Force, the public record of meeting discussions
and correspondence from the Task Force will reflect
the varying viewpoints expressed. All members are
encouraged to raise their comments verbally or in
writing at Task Force meetings, to take information
from meetings back to their constituents for discus-
ston, and to submit comments from their constituents
to the appropriate committee.

There are no hard boundaties tothe Cultural District.
its edges overlap with those of the surrounding dis-
tricts and neighborhoods, specifically Downtown
Crossing, Chinatown/South Cove, Bay Viltage, Park
Square, and Boston Common. Therefore, planning
to address the issues and opportunities within each
of these overlap areas will be undertaken with special
attention to the views ofthe representatives from the
abutting district or neighborhood.

Lafayette Place and Washington Street between West
Street and Hayward Place are as much a part of
Downtown Crossing as of the Cultural District,
Redevelopment of Lafayette Place will contribute
retall and cu'tural facilities as well as complementary
office and hotel uses. !mprovements to lLafayette

Place and to Washington Street provide the oppor- -

tunity to enhance the pedestrian environment and
strengthen the image of Boston's central shopping
and cultural districts. Establishment of plans,
guldelines, and implementation measures such as
zoning and funding strategies and review of
proposals will be uridertakeri jointly by the Cultural
District Task Force and Downtown Crossing Associa-
tion.

. Lower Washington Street between Essex/Boylston
Street and Kneeland/Stuart Street, and Essex Street
between Washington Street andHarrison Avenue, are

as much a part of Chinatown as of the Cultural District.

These streets will be recognized as Chinatown neigh-
borhood streets and will include Asian cultural
facllities, shops, and restaurants among the allowed
uses. Tremont Street souith ofthe Wang Center is also
a part of Chinatown/South Cove, and the Efliot Norton
Park serves that neighborhood and Bay Village. Es-
tablishment of plans, guidelines, and implementation
measures such as zoning and funding strategies and
review of proposals for these areas will be undertaken
jointly by the Cultural District Task Force and
Chinatown.

There are no hard boundaries to the Cul-
tural District. Its edges overlap with those
of the surrounding districts and neighbor-
hoods, specifically Downtown Crossing,
Chinatown/South Cove, Bay Village,
Park Square, and Boston Common.
Therefore, planning to address the issues
and opportunities within each of these
overlap areas will be undertaken with spe-
cial attention to the views of the repre-
sentatives from the abutting district or
neighborhood.

The Cultural District edge of Charles Street south of
Stuart Street is a part ofthe Bay Village neighborhood,
and the future of Warrenton Street, Lyndeboro Street,
and Elliot Norton Park are of concern to the neighbor-
hood. Any rezoning, public improvements, and
review of proposals will be undertaken jointly with the
Bay Village Neighborhood Assoclation,

Community Review

Once the Midtown Cultural District Plan is approved,
community review wili continue to play a major part
in the restoration of the Midtown area. Public com-
ment will be needed to help evaluate the benefits and
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negative effects of new development, and to make
choices about the amount and mix of community
benefits required from larger programs, minority and
neighborhood business and employment oppor-
tunities, and the creation of affordable housing, espe-
cially in Chinatown. Benefits must also include
programs to revitalize the Cultural District, restore
historic buildings, and create new public gathering
spaces. C

The Boston Redevelopment Authority, the Office of
Arts and Humanities, the Mayor's Office of Neighbor-
hood Services, and the city's Transportation Depart-
ment will continue to work with all segments of the
community inimplementing the Midtown Cultural Dis-
trict Plan.

Summary

In the final analysis, whether the Midtown Cultural Dis-
trict Plan and the companion Chinatown Community
Plan succeed will depend on the city'’s ability to form an
effective partnership with the community, state agencies,
and the private sector. Redevelopment today is a more
incremental and careful process. It requires the patient
understanding of different points of view, the candid dis-
cussion of alternative strategies and choices, and the
realization of a broad-based corisensus.

The Midiown Cultural District Plan offers Boston a num-
ber of meaningful opportunities. It offers the opportunity
to add a unique, new, vibrant neighborhood and cultural
district for the arts to a city of neighborhoods. It offers the
opportunity (o strengthen and improve the quality of life
of one of its oldest and most important neighborhoods,
Chinatown. It offers the opportunity to reconnect the
downtown to the Back Bay, and to reconnect the South
End and Chinatown to the Common and Public Garden.
It offers the opportunity to integrate the commercial, ser-
vice, retail, toitrism, and residential economies. It offers
the opportunity to provide people of color with equity
participation in Boston’s growth economy.’ It offers Bos-
ton the chance to fashion a new model for major urban
redevelopment, based on incremental reinvestment, not
overwhelming mega-projects; preservation of history, not
demolition of historic structures; and the participation of
the community, not its displacement.

Because of the historic nature of the district, proximity to
Chinatown, the adjacent Common and Public Garden,
the difficulty of managing traffic in an already over-bur-
dened transportation system, the need for affordable hous-
ing, and the pressure of speculative investment, @ number
of challenges must be met before the Midtown Cultural
District Plan can succeed. The publication of this docu-
ment begins the public discussion of how the city and the
community can best meet these challenges, so Boston can
realize the opportunities inherent in creating a Midtown
Cultural District.
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B2 BOSTON COMMON AND PUBLIC GARDEN PROTECTHON AREA

oz |

FEl BAY VILLAGE PROTECTION AREA
85' BUILDING HEIGHT/FAR 4

. B NEWSPAPER ROW/OLD SOUTH PROTEGTION AREA
T MANXIMUM 125' BUILDING HEIGHT/FAR 8

. F& LADDERBLOCK AND WASHINGTON STREET THEATER PROTECTION AREA

MAXIMLM 125" BUILDING HEIGHT/FAR 8- 10 ,\i

-+ [T} -AS-OF-RIGHT
_ , . 125-155/FARS- 10
[E AFEAS WITHIN WHICH PLANNED
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PDAI  185'-350'/FAR10-14 ,

PDAl  155'-400'/FAR 10-14 ;

. - _PDAIl 155'-300YFAR 10-14,
L= HINGE BLOCK SPECIAL STUDY AREA
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*IF HOUSING, UP TO 2507FAR 12

e\ [

BOSTON REDEVELOPMENT AUTHORITY

[MIDTOWN CULTURAL PLAN|

CITY OF BOSTON OFFICE OF ARTS AND HUMANITIES







