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The Stuart Street Study 
Area offers opportunities 
for sustainable, mixed- 
use, urban growth. 
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Recommendation 
Encourage urban growth 
in the Study Area in 
order to:
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01 Create 
a new, vibrant, mixed-use 
district that connects and 
protects established, existing 
neighborhoods and districts 

Boylston Street photograph

Local Historic Districts

Assets near Study Area 7



02 Reinforce 
the imageability of Boston’s 
urban form at the city-scale

City of Boston building heights

High Spine concept sketch by Kevin Lynch Study area photograph from Prudential Tower 8



03 Leverage 
existing transportation and 
urban infrastructure to reduce 
energy consumption and 
improve air quality

Transit connections between Study Area and City of Boston

Maximum parking allowances: Residential

Back Bay MBTA station 9



04 Enhance 
the district’s urban realm and 
pedestrian experience by 
building on the publicly 
accessible, human-scaled 
pedestrian environments 
adjacent to the study area

Existing and proposed indoor arcades or winter gardens

Opportunity: Extend urban fabric to fill gaps

Winter garden, Sheffield, UK 10
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1987: Downtown IPOD Subdistricts Established
Source: Boston Zoning Code Article 27 and Article 27D
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1990’s and 2000’s: Zoning Districts Replace IPOD Subdistricts
Source: Boston Zoning Code
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Today: Pockets of IPOD Subdistricts Remain
Source: Boston Zoning Code
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Planned Development Areas
Source: Boston Zoning Code
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Maximum Allowable Heights
Source: Boston Zoning Code; Based on base zoning and IPOD where applicable (PDA heights are not included)
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Maximum Allowable Heights
Source: Boston Zoning Code; Based on base zoning and IPOD where applicable
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Maximum Allowable FAR
Source: Boston Zoning Code; Based on base zoning and IPOD where applicable (PDAs not included)
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Minimum Setback
Source: Boston Zoning Code; Based on base zoning and IPOD where applicable (PDAs not included)
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Minimum Setback
Source: Boston Zoning Code

Existing Plinth
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Minimum Setback
Source: Boston Zoning Code

Recommended Street WallExisting Plinth
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Existing Condition
Source: BRA 3D model and field verification
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Existing Code Build-out Scenario
23



Existing Code Build-out Scenario
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Existing Code Build-out Scenario
25
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Street Ground Floor Street Wall 
(definition of urban space)

Skyline

Zoning Concept

Rigid form-based code strategies 
ensure high-quality urban realm

Flexible code strategies 
enable economic viability 
and architectural creativity
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Street Ground Floor Street Wall 
(definition of urban space)

Skyline

Zoning Concept

Performance standards mitigate environmental 
impacts and ensure sustainable architecture
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Recommendation
Use rigid form-based code 
principles to ensure a high-quality 
public realm

Street Ground Floor Street Wall 
(definition of urban space)

Skyline
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Establish street wall height based on nearby buildings

Require new 
developments to 
determine their street 
wall heights based on 
nearby buildings
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Establish street wall height based on nearby buildings

Require new 
developments to 
determine their street 
wall heights based on 
nearby buildings
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Establish street wall height based on nearby buildings

Require new 
developments to 
determine their street 
wall heights based on 
nearby buildings

32



Require new 
developments to 
determine their street 
wall heights based on 
nearby buildings

Establish street wall height based on nearby buildings
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Require a 
minimum length for 
the street wall 
height (100-150 ft)

Establish street wall height based on nearby buildings
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Allow for some 
parts of the street 
wall to be carved 
away (10-20% of 
length of face)

Street wall must fill majority of lot frontage
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If two or more corners are 
within a certain distance, 
use just one when 
determining plinth height.

Simplifying the street wall height
36



If two or more corners are 
within a certain distance, 
use just one when 
determining plinth height.

Simplifying the street wall height
37



Build-out of street walls on development sites
38



Recommendation
Use flexible code strategies to 
enable economic viability and 
architectural creativity

Street Ground Floor Street Wall 
(definition of urban space)

Skyline
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Require a setback 
(15-30 ft)

Require deep setbacks to help mitigate wind, shadow and urban design impacts
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Require a 
maximum length 
for towers (180- 
220 ft)

Limit length of towers to mitigate wind, shadow and urban design impacts
41



Allow flexible 
FAR and height 
(15-25 FAR)

Create flexible height and FAR requirements
42



Create flexible height and FAR requirements
43



Create flexible height and FAR requirements
44



Create flexible height and FAR requirements
45



Scenario Density for High-rise Projects (Floor-Area-Ratio)
46



Scenario Density for High-rise Projects (Floor-Area-Ratio)
47



Existing Density (Floor-Area-Ratio)
Source: Drawing and calculations by Utile, Parcel Data from BRA, FAR  calculations based on building footprint (BRA), digital model (BRA) and number of stories (Live Local and site observations)
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Scenario Density for High-rise Projects (Floor-Area-Ratio)
Source: Drawing and calculations by Utile, Parcel Data from BRA, FAR  calculations based on building footprint (BRA), digital model (BRA) and number of stories (Live Local and site observations)
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Additional GSF

Additional 3,850,000 GSF 
existing GSF for the Study Area is about 9,600,000 (including the 
Clarendon and approved Columbus Center tower)

Additional 3,025,000 GSF 
existing GSF for the Study Area is about 9,600,000 (including the 
Clarendon and approved Columbus Center tower)
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Supporting additional density
51



Skyline view south from Charles River
52



Street Ground Floor Street Wall 
(definition of urban space)

Skyline

Summary of Zoning Concept

Rigid form-based code strategies 
ensure high-quality urban realm

Flexible code strategies 
enable economic viability 
and architectural creativity
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Summary of form-based code recommendations

Allow flexible 
FAR and height 
(15-25 FAR)

Require a 
maximum length 
for towers (180-220 
ft)

Require a setback 
(15-30 ft)

Allow for some 
parts of the street 
wall to be carved 
away (10-20% of 
length of face)Require a 

minimum length for 
the street wall 
height (100-150 ft)

Require new 
developments to 
determine their street 
wall heights based on 
nearby buildings

54
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Recommendation
Encourage additional 
height and density in 
exchange for public 
benefits:
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Public Benefit: 
Create more certainty in the 
development, permitting and 
approvals processes
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Public Benefit: 
Preserve and protect adjacent 
neighborhoods

Back Bay
Bay Village
South End
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Public Benefit: 
Provide an area for urban 
growth and economic vitality
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Public Benefit: 
Improve the district’s urban 
design, public realm and 
environmental sustainability

60
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