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Chapter 3 – Transportation 

3  Transportation 
 
 

3.1 Project Background 

The Copley Place Retail Expansion and Residential Addition is located in the Back Bay 
neighborhood of Boston (see Figure 3-1).  The Project site is bounded by Stuart Street 
to the north, Dartmouth Street to the east, and the existing Copley Place building to the 
south and the west.  Neiman Marcus, a part of Copley Place, currently occupies part of 
the site.  

The Project as approved by the BRA in November 2011 and by MEPA in January 2012 
included up to 318 new residential ownership units, an 115,000 s.f. retail addition 
(including the Neiman Marcus expansion, additional retail and restaurant space, a new 
Wintergarden, and associated support areas).  Parking was to be provided out of the 
existing parking supply of 1,558 spaces; no new parking would be added.  Residential 
parking was to be supplied at the rate of 1 space per dwelling unit – 318 total spaces.  A 
total of 143 parking spaces were to be assigned in the Copley Place (Central) Garage to 
provide reserved parking for the residential units. The remaining 175 spaces were to be 
provided by valet service in the Dartmouth Garage.  Visitors and shoppers would 
continue to be accommodated by the commercial spaces provided within the combined 
capacity of the Central and Dartmouth garages. 

At the present time, Simon Property Group is pursuing a revised building program.  
While the retail components of the Project will remain the same as the approved 
program, the current proposal for the residential use is a reduced number of 109 
condominiums plus 433 rental units, for a total of 542 units.  This section of the Notice of 
Project Change (“NPC”) documents the transportation impacts of the proposed new 
Project.   

Because the new program includes more rental units than condominiums, parking 
demand for the new Project will be reduced, as fewer spaces are needed for downtown 
rental units than for ownership units.  In addition, no valet parking will be provided at 
Dartmouth Garage, reducing vehicle trips between the two garages.  The major traffic 
and parking impacts related to the increased number of residential units are thus quite 
limited.  This section of the NPC documents parking supply and demand and traffic 
impacts for the new proposal. 
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3.1.1 Study Area 

The study area for the NPC analysis is shown in Figure 3-2 and includes the three 
intersections most immediately affected by the new building program, namely:   

 Central Garage Driveway/Stuart Street/Huntington Avenue/Exeter Street; 

 Dartmouth Garage Driveway/Dartmouth Street; and 

 Stuart Street/Dartmouth Street; 

3.1.2 Methodology 

The study team conducted this transportation analysis in accordance with BTD 
Transportation Access Plan Guidelines (2001) and the EOEA/EOTC Guidelines for 
EIR/EIS Traffic Impact Assessment (1989).  The analysis is summarized in two sections: 

The first comprises an inventory of existing transportation conditions, including roadway 
capacities, transit, pedestrian circulation, parking, loading, and site conditions.   

The second evaluates future transportation conditions and assesses potential traffic 
impacts associated with the development and other neighboring Projects.  Long-term 
impacts are evaluated for the year 2018, based on a five-year horizon from 2013.  
Expected roadway, transit, pedestrian, parking, and loading capacities and deficiencies 
are identified.  This section includes the following scenarios: 

 The No-Build Scenario (2018) includes general background growth and 
additional vehicular traffic associated with specific proposed or planned 
developments and roadway changes in the vicinity of the site; and 

 The Build Scenario (2018) includes specific travel demand forecasts for the 
proposed Project.   

3.2 Existing Transportation Conditions 

This section describes existing study area intersection traffic control, peak-hour vehicular 
and pedestrian volumes, transit availability, parking supply, and loading conditions. 

3.2.1 Existing Intersection Conditions 

The following descriptions of the study area intersections include geometry, pedestrian 
facilities, and intersection traffic control. 
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Central Garage Driveway/Huntington Avenue/Stuart Street/Exeter Street is a six-
leg, signalized intersection with five approaches.  The Huntington Avenue northeast-
bound approach consists of two through lanes and one shared through/right-turn lane.  
The northbound approach is the exit for the Marriott Hotel valet area and the entrance 
and exit to the Copley Place Garage, the site driveway.  The garage northbound 
approach comprises one exclusive left-turn lane and one exclusive right-turn lane.  The 
Huntington Avenue southwest-bound approach consists of a channelized U-turn lane, an 
exclusive left-turn lane, and three through lanes.  Parallel to the Huntington Avenue 
southwest-bound approach is a one-lane frontage road that provides access to buildings 
along the north side of the I-90 entry ramp that begins at the intersection of Saint James 
Avenue and Dartmouth Street.  The Exeter Street southbound approach consists of a 
left-turn lane and a shared through/right-turn lane.  Metered and valet parking spaces 
are provided along the east side of Exeter Street and the north side of the frontage road.  
To the east of the intersection, a Massachusetts Turnpike off-ramp adds eastbound 
traffic to Stuart Street.  As noted below for the Stuart Street/Dartmouth Street 
intersection, observations and analyses of weaving movements of traffic from this ramp 
to turn left in front of the Westin Hotel were also performed as part of this study.    

Stuart Street/Dartmouth Street is a four-way, signalized intersection with two 
approaches: Stuart Street eastbound and Dartmouth Street northbound.  The Stuart 
Street eastbound approach consists of two exclusive left-turn lanes, three through lanes, 
and an exclusive right-turn lane.  The Dartmouth Street northbound approach consists of 
two through lanes and one right-turn lane.  No parking is allowed on either approach.  
On the south side of the intersection, a concrete median separates the northbound and 
southbound traffic on Dartmouth Street as Dartmouth Street becomes two-way.  Besides 
the intersection capacity analysis, observations and analyses for this location were 
extended to look at vehicle weaving between the Massachusetts Turnpike off-ramp and 
the intersection.   

Dartmouth Street/Dartmouth Garage Driveway/131 Dartmouth Street Garage 
Driveway is a four-way, unsignalized intersection with four approaches.  The Dartmouth 
Street northbound and southbound approaches consist of single travel lanes.  The 
Dartmouth Street Garage and the 131 Dartmouth Street Garage driveways consist of 
single lanes under gate-control that exit from structured parking.  Two-hour on-street 
parking is allowed along Dartmouth Street northbound.  Parking is allowed along 
Dartmouth Street southbound except between 7:00 – 9:30 a.m. and 4:00 – 6:00 p.m. 

3.2.2 Existing Traffic Conditions 

The study team collected weekday intersection turning movement counts on March 9, 
2011 at the intersection of Stuart Street/Dartmouth Street and May 29, 2013 at the 
remaining two study area intersections from 7:00–9:00 a.m. and from 4:00–6:00 p.m. 
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Based on the turning movement counts, the weekday peak hours were identified as 
8:00–9:00 a.m. and 5:00–6:00 p.m.  The 2011 counts were factored up to 2013 based 
on the 2013 volumes.   

Figure 3-3 shows the existing 2013 a.m. peak-hour turning volumes and Figure 3-4 
shows the existing 2013 p.m. peak-hour turning volumes for the study area intersections.  
These traffic volumes reflect the existing traffic generated by Copley Place.  Complete 
traffic count data are provided in the Transportation Appendix. 

  



Figure 3-3
Existing Conditions (2013) Turning Movement Volumes,
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3.2.3 Existing Traffic Operations 

Traffic operations are determined through an analysis of intersection Level of Service 
(LOS).  The study team analyzed LOS and delay at the intersections using Trafficware's 
Synchro 6.0 software, which is based on the traffic operational analysis methodology of 
the Transportation Research Board’s 2000 Highway Capacity Manual (HCM).  LOS and 
delay (in seconds) are determined based on intersection geometry and available traffic 
data for each intersection.  Synchro also evaluates the effects closely spaced 
intersections may have on one another.   

The existing signal timings used in the analysis were those recommended by the Boston 
Transportation Department Traffic Signal Optimization Study for Back Bay and 
implemented in the summer of 2010.  Table 3-1 provides LOS criteria for signalized and 
unsignalized intersections.  LOS A defines the most favorable condition, with minimum 
traffic delay.  LOS F represents the worst condition (unacceptable), with significant traffic 
delay.  LOS D is generally considered acceptable in an urban environment. 

 

Table 3-1: Intersection Level of Service Criteria 

Level of 
Service 

Average Stopped Delay (sec./veh.) 
Signalized Intersection Unsignalized Intersection 

A <10 <10 
B >10 and <20 >10 and <15 
C >20 and <35 >15 and <25 
D >35 and <55 >25 and <35 
E >55 and <80 >35 and <50 
F >80 >50 

The LOS analysis evaluated existing intersection operations and was calibrated based 
on field observations of actual queues and delays.  Table 3-2 shows existing intersection 
LOS results for the Project study area during the a.m., and p.m. peak hours, 
respectively.  Complete Synchro reports are provided in the Transportation Appendix. 
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Table 3-2: Existing Conditions (2013) Level of Service Summary 

Intersection LOS Delay V/C 
95th Percentile 
Queue (feet) 

a.m Peak Hour  
Signalized Intersections 

Huntington Avenue/Stuart Street/Garage/Exeter Street D 37.7 - - 
 Garage NB left C 27.5 0.11 19 
 Garage NB right A 8.3 0.17 23 
 Exeter SB left D 45.7 0.71 130 
 Exeter SB thru/right D 51.2 0.81 186 
 Huntington EB thru | thru | thru/right D 46.9 0.90 195 
 Huntington WB left C 26.7 0.45 191 
 Huntington WB thru | thru | thru | thru C 26.4 0.39 96 
Stuart Street/Dartmouth Street B 18.5 - - 
 Stuart EB left | left A 1.9 0.32 m37 
 Stuart EB thru | thru | thru C 23.0 0.51 m210 
 Stuart EB right D 41.0 0.85 m380 
 Dartmouth NB thru | thru B 13.6 0.27 100 
 Dartmouth NB right B 10.5 0.29 31 

Unsignalized Intersection 
Dartmouth Street/Equinox Garage/Dartmouth Garage - - - - 
 Dartmouth Garage EB left/thru/right D 25.1 0.20 18 
 Equinox WB left/thru/right C 22.3 0.15 13 
 Dartmouth NB left/thru/right A 1.4 0.05 4 
 Dartmouth SB left/thru/right A 2.4 0.09 7 
p.m. Peak Hour  

Signalized Intersections 
Huntington Avenue/Stuart Street/Garage/Exeter Street C 33.6 - - 
 Garage NB left C 28.6 0.24 34 
 Garage NB right A 6.6 0.48 26 
 Exeter SB left D 50.2 0.81 196 
 Exeter SB thru/right D 36.1 0.59 137 
 Huntington EB thru | thru | thru/right D 43.9 0.89 #251 
 Huntington WB left C 26.2 0.25 68 
 Huntington WB thru | thru | thru | thru C 25.6 0.36 98 
Stuart Street/Dartmouth Street B 10.5 - - 
 Stuart EB left | left A 1.8 0.34 m46 
 Stuart EB thru | thru | thru A 8.8 0.38 m85 
 Stuart EB right B 15.3 0.67 m251 
 Dartmouth NB thru | thru C 21.1 0.45 165 
 Dartmouth NB right B 14.9 0.48 22 

Unsignalized Intersection 
Dartmouth Street/Equinox Garage/Dartmouth Garage - - - - 
 Dartmouth Garage EB left/thru/right E 36.9 0.53 71 
 Equinox WB left/thru/right C 21.6 0.36 40 
 Dartmouth NB left/thru/right A 0.6 0.02 2 
 Dartmouth SB left/thru/right A 0.5 0.02 1 
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During the weekday morning and afternoon peak hours, all intersections in the study 
area operate at acceptable overall levels of service (LOS D or better).  The Dartmouth 
Garage driveway traffic exiting during the p.m. peak hour experiences delay just at the 
threshold for LOS E conditions, although Dartmouth Street itself operates at LOS A. 

3.2.4 Existing Parking 

Existing Off-Street Parking 

Simon Property Group Garages In total, Simon Property Group controls 1,558 parking 
spaces in the Copley Place (Central) and adjacent Dartmouth garages.   

 In the Central Garage, 860 commercial spaces are permitted by the Air Pollution 
Control Commission (“APCC”).  A total of 500 spaces in the Central Garage must 
be made available for customer parking by agreement with Neiman Marcus.  
These are provided out of the commercial parking supply.  Of these spaces, 356 
are currently committed on monthly leases either to tenants or other parties at 
the time of this study.   

 In another portion of the Central Garage not controlled by Simon Property 
Group are 45 residential spaces for the Copley Residences and 252 exempt 
spaces for the Marriott Hotel.  Marriott controls 3.5 levels of the “Blue Garage” for 
hotel parking, exclusively by valet.  These spaces are accessed separately from 
the Copley Place spaces. From time to time (maybe 8-10 times per year) Simon 
Property Group has an agreement at its own option to open its spaces in the 
“Blue Garage” to hotel patrons for valet overflow parking during special events, 
typically on evenings or weekends.      

 In the Dartmouth Garage, 228 commercial spaces, 341 employee exempt 
spaces, and 129 residential exempt spaces restricted to Tent City residences are 
permitted, for a total of 698 spaces.  Car sharing services use a total of 15 
spaces in the Dartmouth Garage, with Zipcar using 12 spaces and Hertz on 
Demand using 3 spaces. 

 The parking operator, LAZ Parking, also leases 75 valet spaces in the Dartmouth 
Garage and 45 valet spaces in the Central Garage.  These are utilized almost 
exclusively during evenings and weekends.   

Table 3-3 illustrates the findings of occupancy counts compiled from entry and exit data 
at the Central and Dartmouth Garages for the 2012 calendar year.  The spaces 
restricted to the Tent City residences were excluded from this table and will not be 
available for any future development uses.
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Table 3-3: Average Available Parking Spaces in Copley Garages by Time of Day 

Time Central Dartmouth a Total % Available b  

Weekdays:     

10 AM 200 113 313 22% 

2 PM 179 105 284 20% 

4 PM 281 186 467 33% 

8 PM 513 311 824 58% 

12 AM 632 377 1,009 71% 

Weekends:     

10 AM 497 408 905 63% 

2 PM 391 395 786 55% 

4 PM 418 376 794 56% 

8 PM 492 351 843 59% 

12 AM 545 367 912 64% 
 a The 129 spaces restricted for Tent City residents are not included. 
 b Based on a total of 1,429 non-residential spaces in the two garages. 

 

As shown, there are on average 284 spaces available in the Central and Dartmouth 
garages, even at the weekday peak demand hour of 2:00 PM.  After that time, vacancies 
increase to 71% available spaces at midnight.  On weekends, demand is typically much 
lower with 55% to 64% available spaces.    While these are averages, the annual data 
did show that capacity of the Central Garage was exceeded briefly on only 8 days in 
2012.  All of these instances were for 5 hours or less, with four instances lasting only a 
single hour.  The total capacity at the Dartmouth Street Garage was exceeded on only 
one day in 2012.  A special $15 per day “early bird” deal was introduced at the 
Dartmouth Street Garage for daily parkers arriving early in the morning.  This deal has 
increased the demand for the 228 commercial spaces open to the public and often 
requires the garage to limit parking on some days, even though it may not be at full 
capacity. 

Area Garages.  Public parking spaces in surface lots and garages within a quarter-mile 
of the study area, in addition to the Copley and Dartmouth garages controlled by Simon 
Property Group, are shown in Table 3-4. 
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Table 3-4: Additional Public Off-Street Parking in the Study Area 

Map No. Facility Capacity (public spaces) 

Surface Lots 

A Newbury/Dartmouth 71 

   Subtotal 71 

Parking Garages 

1 100 Clarendon (John Hancock) Garage  576 a 

2 The Clarendon  93 b 

3 131 Dartmouth Street 100 c 

4 Back Bay Garage 625 d 

5 Prudential Center   2,067 e 

6 10 St. James 170 

 Subtotal 3,631 

  

Total Off-street Parking 3,702 
a    576 commercial spaces out of 2,013 total capacity 
b    93 commercial spaces out of 393 total capacity 
c    100 commercial spaces out of 730 total capacity 
d    625 commercial spaces out of 1,000 total capacity 
e    2,067 commercial spaces out of 3,920 total capacity

As shown in the above table, approximately 3,702 commercial off-street spaces are 
provided in garages and one lot within a quarter-mile radius of the Project site, in 
addition to the two garages serving Copley Place.  This total does not include any 
private spaces that are provided within these garages.  The reserved, employee, and 
monthly parking spaces are excluded from the total of transient spaces that are available 
to the public within the study area.  

Occupancy.  The 2012 annual garage occupancy data demonstrate that the Copley 
Place Central and Dartmouth Garages meet weekday, weekend, and evening demand 
consistently throughout the year, including during Red Sox games, with only a few days 
and hours of excess demand.  Even in the peak holiday shopping season during 
December 2012, the Central Garage didn’t reach its full capacity of 860 vehicles.  
Although occupancy of other area facilities is generally high, a midday survey noted that 
the 100 Clarendon garage and the 131 Dartmouth street garage across the street both 
have spaces available on weekdays out of their public supply: 170 spaces at 100 
Clarendon and 70 spaces at 131 Dartmouth. Generally all the area garages, including 
the Central and Dartmouth garages, have excess capacity on evenings and weekends.    
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3.2.5 Existing Pedestrian Conditions 

Sidewalks are provided on all streets within the study area.  Indoor grade-separated 
pedestrian overpasses connecting Copley Place with Prudential Center and the Hynes 
Convention Center and connecting Copley Place to the Westin Hotel are also heavily 
used.  The overpasses run diagonally across Huntington Avenue and Stuart Street.  

The following describes sidewalk locations and pedestrian conditions along study area 
roadways.  All sidewalks in the study area are in good condition; handicapped ramps, 
pedestrian pushbuttons, and marked crosswalks are provided at all signalized 
intersections.  As is common in many urban settings, the effective width of sidewalks in 
the study area is narrowed due to light posts, mailboxes, newspaper boxes, street trees, 
parking meters, and other obstacles located in the sidewalk path.  All of the study area 
streets have high pedestrian volumes generated by the major Back Bay activity centers 
in the area.   

Huntington Avenue provides pedestrian access from Copley Square to the Prudential 
Center and Symphony Hall area in the Back Bay.  Sidewalks on the north and south 
sides range from 5 to 25 feet wide.   

Stuart Street provides pedestrian access from Back Bay Station and Copley Place to 
the Prudential Center and Park Square.  Sidewalks on the north and south sides range 
from 9 to 30 feet wide.  Pedestrians are prohibited where the I-90 off-ramp merges with 
Stuart Street.  To prevent pedestrians from crossing the ramp, a fence is located just 
north of the intersection of Huntington Avenue and the Copley Place Garage. The fence 
extends to the edge of the off-ramp, then begins on the Copley Place side of Stuart 
Street and extends to the plaza located at the intersection of Stuart Street and 
Dartmouth Street.  Signage along the fence indicates that pedestrians are prohibited.   

Dartmouth Street is the main location of the MBTA Back Bay Station and serves as a 
major primary pedestrian route between Copley Place, Copley Square and Back Bay 
Station.  Sidewalks on Dartmouth Street range from approximately 10 to 33 feet wide.   

Concurrent pedestrian phases are provided at all intersections.  Exclusive pedestrian 
phases are activated by pedestrian pushbuttons at the Stuart Street/Clarendon Street 
and St. James Avenue/Clarendon Street intersections.  Field observations indicate that 
pedestrians are accommodated by the existing signal timings. 

Pedestrian counts were conducted at the on March 9, 2011 at the intersection of Stuart 
Street/Dartmouth Street and May 29, 2013 at the remaining two study intersections 
during the a.m. and p.m. peak hours.  Existing a.m. and p.m. peak-hour pedestrian 
volumes appear in Figure 3-5.   
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As indicated in the figures, significant pedestrian activity occurs in the study area.  High 
volumes are generated both by Back Bay Station (along and crossing Dartmouth, 
Clarendon and Stuart Street) and Copley Station (along and crossing Dartmouth and 
Boylston Street).   The John Hancock Building, New England Life and Copley Place itself 
are also significant pedestrian destinations.   

Pedestrian improvements at the Exeter Street/Huntington Avenue intersection are 
discussed later in this chapter. 

  



Figure 3-5
Existing Conditions (2013) Peak Hour Pedestrian Volumes

Copley Place Retail Expansion and Residential Addition
Notice of Project Change

W. Newton Street

Hun
tin

gto
n A

ve
nu

e

Stuart Street

C
larendon Street

Exeter Street

Belvidere St.

Berkeley Street

Berkeley Street

Colu
mbu

s A
ve

nu
e

Colu
mbu

s A
ve

nu
e

SITE

STUART ST
HUNTI

NGTO
N   A

VE STUART ST

D
ARTM

O
U

TH
 ST

EXETER
 ST

GARAGE

131

DARTMOUTH
ST

D
ARTM

O
U

TH
 ST

DARTMOUTH

GARAGE

139 (288)

1284 (1255)

196 (224)

158 (549)

170 (437)

320 (749)

167 (197)

175 (244)

37 (164)

432 (662)

7 (16)

67 (26)

201 (308)

N

Not to scale.

a.m. (p.m.)



Copley Place Retail Expansion and Residential Addition 
Notice of Project Change 

 

  
3-17 

 
Chapter 3 – Transportation 

3.3 Evaluation of Long-term Impacts 

This section describes and evaluates the 2018 No-Build and Build Conditions. 

3.3.1 No-Build Conditions 

Background Traffic Growth 

No-Build traffic conditions are independent of the proposed Project and include existing 
traffic and new traffic resulting from both general background growth and identified 
development Projects in the area.  

Two procedures are used to determine background traffic growth.  The first is to 
estimate and distribute specific traffic volumes generated by planned new major 
developments and anticipated roadway changes.  Additional traffic generated by the 
following Projects, depicted in Figure 3-6, was included in this background analysis:     

 Wilbur Place.  This Project consists of a 14-story building with approximately 72 
residential condominium units and approximately 6,300 s.f. of restaurant space.  
Wilbur Place will be located at the intersection of Stuart Street and Tremont 
Street.  No parking will be provided on-site.  

 Hayward Place.  This Project includes development of a mixed-use building on 
Washington Street.  The proposed building will contain 300 residential units, 
30,000 s.f. of ground floor retail space, and 271 parking spaces.  This Project will 
replace the existing 165-space surface parking lot.  

 Copley Residences (441 Stuart Street Residences).  A mixed-use redevelopment 
proposed for 441 Stuart Street would convert approximately 90,000 s.f. of office 
space into residential condominiums on floors 4 through 11.  Floors 1 through 3 
remain a mix of commercial uses.  This Project produces a reduction in vehicle 
trips due to the change in land use and intensity. 

 350 Boylston Street.  This approved nine-story office building will include 221,230 
s.f. of office space, with ground level retail and restaurant space, a health club, 
and 150 underground parking spaces.   

 157 Berkeley (Liberty Mutual).  This approved Project includes construction of a 
new office building at 157 Berkeley Street.  The proposed building includes 
approximately 650,000 sf of general office space, and a 700-seat cafeteria, and 
parking for up to 205 vehicles in a below-grade parking structure.  

 93 Massachusetts Avenue.  This approved Project includes 33,600 sf of office, 
7,950 sf of retail, and 11 parking spaces.   
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 45 Stuart Street (Jacob Wirth Redevelopment). This mixed-use development has 
been submitted to BRA for review and comprises approximately 250,000 sf of 
office space, approximately 2,000 sf of retail and café space on the ground floor 
and mezzanine level, and restoration of the historic Jacob Wirth building.  In 
addition, a 174-space parking garage is proposed.   

 212–222 Stuart Street Development.  This Project proposes redevelopment of a 
site in Bay Village currently occupied by parking and the now vacant Jae's 
Restaurant, to be occupied by 10 stories of retail, commercial, and office space.    

 Exeter Residences.  One of the final Projects in the redevelopment of Prudential 
Center, this 188-unit residential Project has been approved by the BRA and is 
currently under construction. 

 Prudential Center/888 Boylston Street.  The second Project in the last phase of 
the Prudential Center renovation includes a maximum of 362,000 sf of office and 
a maximum of 100,000 sf of retail space. 

 40 Trinity Place.  This Project is located at the existing location of the Boston 
Common Hotel and Conference Center.  The existing building will be demolished 
and a new 33-story mixed-use building will be constructed.  The Project will 
include 115 condominium units, a 227-room hotel, 11,300 sf of restaurant space, 
5,500 sf of space reserved for the University Club, and 100 parking spaces. 

The second method of determining background growth rate is to apply a general growth 
rate to account for changes in demographics, auto usage, and ownership.   Based on a 
comparison of the 2007-2010 traffic volume data at study area intersections, traffic 
volumes have remained relatively constant in recent years.  However, to provide a 
conservative estimate, this analysis assumes a general background growth rate of 0.5% 
per year.  The background growth rate is assumed to include study area background 
traffic from the following small or more distant Projects:   

 4–6 Newbury Street.  To be built on the site of a former above-ground parking 
garage, this approved 49,000-sf Project will include 3 stories of retail space, 4 
stories of office space, and 15 underground parking spaces.  

 John Hancock Tower Improvements (200 Clarendon).  Building owners propose 
to modify the existing Hancock Towers by providing a public café in the lobby 
and mezzanine area and to construct up to 180 underground parking spaces 
beneath the John Hancock Tower.  



Copley Place Retail Expansion and Residential Addition 
Notice of Project Change 

 

  
3-20 

 
Chapter 3 – Transportation 

 100 Arlington Street.  A Letter of Intent has been filed with BRA for this Project, 
which includes 225,000 sf of office space in the building now occupied by the 
Renaissance Charter School.   

 Castle Square.  The proposed Project includes renovation of the existing 500 
affordable residential apartments, approximately 11,000 square feet of ground 
floor retail, restaurant and services, and approximately 8,000 square feet of office 
space. 

 Concord Baptist Church at 199 W. Brookline Street. A small residential Project is 
proposed, with 9 dwelling units and 21 parking spaces. 

 5–10 St. George Street.  At this site, 33 dwelling units with 22 parking spaces are 
planned. 

 168 Massachusetts Avenue. At this site, the Berklee College of Music plans to 
develop a 155,000 sf mixed-use building that will accommodate a new 
approximately 350-bed residence hall, 400-seat campus dining and student 
performance facility, music technology spaces, and ground floor retail.   

 Berkeley Crossroads. The proposed Project includes an approximately 450-bed 
dormitory, new approximately 65,000 sf Berklee Performance Center, and 
approximately 45,000 sf of student life/academic space.  The Project is located 
on the southeast corner of Massachusetts Avenue and Boylston Street. 

 Christian Science Center – The Christian Science Center is proposing 950,000 
square feet of new development on selected edges of the existing Christian 
Science Center plaza- located on Huntington Avenue and Dalton Street. 

No-Build Traffic Operations 

The 2018 No-Build analysis uses the methodology described for the Existing Conditions.  
The 2018 No-Build a.m. peak-hour traffic volumes are shown in Figure 3-7 and the 2018 
No-Build p.m. peak-hour traffic volumes are shown in Figure 3-8.  Signal timings used in 
the No-Build Conditions were the same timings as those used in the Existing Conditions 
analysis.  The resulting intersection operations for No-Build Conditions are shown in 
Table 3-5.  Complete Synchro reports are provided in the Transportation Appendix. 

  



Figure 3-7
No-Build Conditions (2018) Turning Movement Volumes,

a.m. Peak Hour 8:00-9:00 a.m.
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Figure 3-8
No-Build Conditions (2018) Turning Movement Volumes,

p.m. Peak Hour 5:00-6:00 p.m.
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Table 3-5: No-Build (2018) Level of Service Summary 

Intersection LOS Delay V/C 
95th Percentile 
Queue (feet) 

a.m. Peak Hour  
Signalized Intersections 

Huntington Avenue/Stuart Street/Garage/Exeter Street D 41.1 - - 
 Garage NB left C 27.4 0.11 19 
 Garage NB right A 8.2 0.18 24 
 Exeter SB left D 46.7 0.73 137 
 Exeter SB thru/right D 51.9 0.82 193 
 Huntington EB thru | thru | thru/right E 55.3 0.96 #243 
 Huntington WB left C 27.8 0.48 194 
 Huntington WB thru | thru | thru | thru C 25.7 0.37 96 
Stuart Street/Dartmouth Street B 19.9 - - 
 Stuart EB left | left A 2.0 0.34 m39 
 Stuart EB thru | thru | thru C 24.1 0.58 m243 
 Stuart EB right D 45.5 0.90 m#422 
 Dartmouth NB thru | thru B 13.8 0.29 106 
 Dartmouth NB right B 13.2 0.32 40 

Unsignalized Intersection 
Dartmouth Street/Equinox Garage/Dartmouth Garage - - - - 
 Dartmouth Garage EB left/thru/right D 27.3 0.21 20 
 Equinox WB left-thru/right C 24.0 0.16 14 
 Dartmouth NB left/thru/right A 1.4 0.06 4 
 Dartmouth SB left/thru/right A 2.5 0.09 8 
p.m. Peak Hour  

Signalized Intersections 
Huntington Avenue/Stuart Street/Garage/Exeter Street C 33.7 - - 
 Garage NB left C 27.5 0.24 33 
 Garage NB right A 7.2 0.50 30 
 Exeter SB left D 49.0 0.81 203 
 Exeter SB thru/right D 35.0 0.59 140 
 Huntington EB thru | thru | thru/right D 44.6 0.89 #260 
 Huntington WB left C 27.3 0.26  70 
 Huntington WB thru | thru | thru | thru C 25.4 0.36 98 
Stuart Street/Dartmouth Street B 11.1 - - 
 Stuart EB left | left A 1.9 0.36 M51 
 Stuart EB thru | thru | thru A 9.3 0.42 M97 
 Stuart EB right B 16.7 0.70 M285 
 Dartmouth NB thru | thru C 21.6 0.48 177 
 Dartmouth NB right B 18.3 0.52 32 

Unsignalized Intersection 
Dartmouth Street/Equinox Garage/Dartmouth Garage - - - - 
 Dartmouth Garage EB left/thru/right E 43.6 0.59 82 
 Equinox WB left/thru/right C 23.7 0.39 44 
 Dartmouth NB left/thru/right A 0.6 0.02 2 
 Dartmouth SB left/thru/right A 0.5 0.02 1 

 



Copley Place Retail Expansion and Residential Addition 
Notice of Project Change 

 

  
3-24 

 
Chapter 3 – Transportation 

Under No-Build Conditions, signalized intersections in the study area operate at the 
same level of service as under Existing Conditions.  Only minor changes in LOS, all of 
which result in acceptable conditions, are found at a few individual intersection 
approaches during one or more peak hours.   

3.3.2 Build Conditions 

The study team conducted an impact analysis for Build Conditions.  The Project now 
includes 109 condominium units and 433 apartments in place of the previously approved 
318 condominiums, as well as the prior program of approximately an 115,000 s.f. retail 
addition (including the Neiman Marcus expansion, additional retail and restaurant space, 
a new Wintergarden, and associated support areas).  A total of up to 268 parking spaces 
in the existing Copley Place and Dartmouth garages will be managed so as to provide 
parking for the residential units.  

Vehicular Access 

Vehicles associated with the retail and restaurant uses on the site will utilize the Central 
Garage, accessed at the intersection of Huntington Avenue and Exeter Street.  One 
level of the Central Garage will accommodate 116 reserved spaces for condominium 
units in the building.  The remaining total of up to 152 spaces for the rental units will be 
located as unreserved self-park spaces in the Dartmouth Garage.  There will no longer 
be valet trips between the two garages. 

Pedestrian Access   

The entrance to the residential component of the Project will remain in the same location 
along Dartmouth Street. Careful landscaping along the Stuart Street building frontage 
will reinforce the prohibition of pedestrian travel across the Massachusetts Turnpike 
eastbound Copley Square off-ramp. 

 Trip Generation  

The study team has developed trip generation for the Project using the rates derived 
from the Institute of Transportation Engineers’ (ITE) Trip Generation Manual (9th edition, 
2012) fitted curve equations and average trip rates.  The residential use consists of 109 
condominium units and 433 rental units.   

The following ITE land use codes (LUC) were used to develop the net-new trips related 
to the change in the residential component of the Project.     

LUC 220 – Apartments.  Apartments are defined as rental dwelling units located within 
the same building with at least three other dwelling units.  The data for apartments 
include low-rise, mid-rise, and high-rise buildings. 
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LUC 230 – Residential Condominium/Townhouse.  Residential condominiums/ 
townhouses are defined as ownership units that have at least one other owned unit 
within the same building structure.  Both condominiums and townhouses are included in 
this use.  

Pass-by and Internal Trips 

A portion of trips to the Project will be pass-by and internal trips.  Pass-by trips are trips 
that are already in the transportation network and not specifically destined to the 
proposed uses.  ITE defines pass-by trips as trips “made as intermediate stops on the 
way from an origin to a primary destination without a route diversion.”  This accounts for 
trips generated by people already in the area, as in common shopping districts or dense 
urban areas.  Internal trips are trips that occur between uses within the mixed-use 
redevelopment, such as a resident who walks to a retail shop within the complex.  The 
same pass-by and internal capture rates as used for the prior Project were applied to the 
changed residential program, along with the unchanged retail and restaurant 
component.   

After determining the pass-by and internal trips, the “unadjusted” vehicle trips were 
converted to person trips by applying the vehicle occupancy rates (VOR) as derived from 
the 2000 U.S. Census Journey to Work Data and the Nationwide Personal 
Transportation Survey.   

A detailed presentation of the pass-by, internal trips, and person trips is provided in the 
Transportation Appendix.   

Mode Split 

Mode split for the residential use was again determined using data provided by BTD for 
Area 4; vehicle occupancy rates (VOR) were derived from 2001 National Household 
Travel Survey, as shown below.   

 Walk share:  57% 

 Transit share:  19% 

 Vehicle share: 24% 

 Vehicle occupancy rate:  1.2 

As shown, the automobile share is quite low for the residential land uses, because of the 
proximity of the site to public transportation and its location in the middle of the Back Bay 
commercial area.  Vehicle trip generation for the proposed development as compared to 
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the approved DPIR development appears in Table 3-6.  Detailed trip generation for the 
proposed Project is included in the Transportation Appendix. 

Table 3-6: Vehicle Trip Generation Comparison-Residential Component 

 

DPIR a Current Residential Program 
Net 

Change 318 condos 
433 

apartments 109 condos Total 

Daily 
In 196 350 75 425 +229 

Out 196 350 75 425 +229 
Total 392 700 150 850 +458 

Morning 
Peak 

In 5 10 2 12 +7 
Out 28 42 10 52 +24 

Total 33 52 12 64 +31 

Evening 
Peak 

In 21 38 8 46 +25 
Out 8 17 3 20 +12 

Total 29 55 11 66 +37 
a From the August 15, 2011 Draft Project Impact Report (DPIR) submitted for the Project. 

As shown in Table 3-6, the residential component of the Project (433 apartment units 
and 109 condominium units) is expected to add approximately 850 new vehicle trips on 
an average weekday, with 64 new vehicle trips during the weekday morning peak hour 
(12 entering/52 exiting) and 66 new vehicle trips during the weekday evening peak hour 
(46 entering/20 exiting). 

When compared to the development program evaluated in the DPIR, the residential 
component of the Project will generate a net change of 458 additional vehicle trips on an 
average weekday, with 31 additional vehicle trips (7 entering/24 exiting) during the 
weekday morning peak hour and 37 additional vehicle trips (25 entering/12 exiting) 
during the weekday evening peak hour. 

As previously mentioned, the valet service that was proposed in the DPIR will be 
removed.  The valet service previously generated an additional 18 trips during the a.m. 
peak hour and 16 trips during the p.m. peak hour at the study area intersections that will 
no longer occur with the proposed development program. 

The vehicle trip generation associated with the full build-out of the Project is shown in 
Table 3-7. 
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Table 3-7: Vehicle Trip Generation Comparison – Full Development Program 

 
DPIR/  

EENF a 

Current 
Development 

Program 
Net 

Change 

Daily 
In 446 675 +229 

Out 446 675 +229 
Total 892 1,350 +458 

Morning 
Peak 

In 19 26 +7 
Out 43 67 +24 

Total 62 93 +31 

Evening 
Peak 

In 43 68 +25 
Out 24 36 +12 

Total 67 104 +37 
a From the August 15, 2011 Draft Project Impact Report (DPIR) and the EENF 

submitted for the Project. 

As shown in Table 3-7, the full build-out of the Project will result in 1,350 net new vehicle 
trips on an average weekday, with 93 net new vehicle trips during the weekday morning 
peak hour (26 entering/67 exiting) and 104 net new vehicle trips during the weekday 
evening peak hour (68 entering/36 exiting). 

When compared to the development program evaluated in the DPIR, the full-build out of 
the Project will generate a net change of 458 additional vehicle trips on an average 
weekday, with 31 additional vehicle trips (7 entering/24 exiting) during the weekday 
morning peak hour and 37 additional vehicle trips (25 entering/12 exiting) during the 
weekday evening peak hour. 

Trip Distribution 

Vehicular trip distribution data were developed based on BTD guidelines, using origin-
destination characteristics for Area 4.  The distribution appears in Table 3-8 and 
Figure 3-9. 

Table 3-8: Vehicular Trip Distribution 

Vehicle Access to/from the Site 

Distribution 

To Site From Site 

Boylston Street 10% 10% 

Huntington Avenue 25% 20% 

I-90 (Masspike) 35% 35% 

Dartmouth Street  ―% 10% 

Stuart Street/St. James Street  30% 25% 

Total 100% 100% 
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Build Traffic Operations 

The 2018 Build a.m. peak hour traffic volumes are shown in Figure 3-10 and the 2018 
Build p.m. peak hour traffic volumes are shown in Figure 3-11. The resulting traffic 
operations for the 2018 Build Conditions are presented in Table 3-9.  Capacity analysis 
reports are provided in the Transportation Appendix. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Figure 3-9 
Trip Distribution
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Figure 3-10
Build Conditions (2018) Turning Movement Volumes,

a.m. Peak Hour 8:00-9:00 a.m.
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Figure 3-11
Build Conditions (2018) Turning Movement Volumes,

p.m. Peak Hour 5:00-6:00 p.m.
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Table 3-9: Build Conditions (2018) Level of Service Summary   

Intersection LOS Delay V/C 
95th Percentile 
Queue (feet) 

a.m. Peak Hour  
Signalized Intersections 

Huntington Avenue/Stuart Street/Garage/Exeter Street D 40.6 - - 
 Garage NB left C 29.8 0.22 32 
 Garage NB right A 6.9 0.31 31 
 Exeter SB left D 44.3 0.71 134 
 Exeter SB thru/right D 49.5 0.80 191 
 Huntington EB thru | thru | thru/right E 57.7 0.97 #252 
 Huntington WB left C 30.0 0.53 216 
 Huntington WB thru | thru | thru | thru C 25.6 0.37 96 
Stuart Street/Dartmouth Street C 20.2 - - 
 Stuart EB left | left A 2.1 0.35 m42 
 Stuart EB thru | thru | thru C 24.1 0.59 m246 
 Stuart EB right D 47.3 0.91 m#432 
 Dartmouth NB thru | thru B 13.8 0.29 106 
 Dartmouth NB right B 13.3 0.32 41 

Unsignalized Intersection 
Dartmouth Street/Equinox Garage/Dartmouth Garage - - - - 
 Dartmouth Garage EB left/thru/right D 27.7 0.22 20 
 Equinox WB left-thru/right C 24.2 0.16 14 
 Dartmouth NB left/thru/right A 1.4 0.06 4 
 Dartmouth NB right A 2.5 0.09 8 
p.m. Peak Hour  

Signalized Intersections 
Huntington Avenue/Stuart Street/Garage/Exeter Street C 34.1 - - 
 Garage NB left C 29.2 0.30 39 
 Garage NB right B 10.1 0.57 47 
 Exeter SB left D 49.0 0.81 203 
 Exeter SB thru/right D 35.7 0.61 145 
 Huntington EB thru | thru | thru/right D 45.7 0.91 #273 
 Huntington WB left C 29.9 0.42  105 
 Huntington WB thru | thru | thru | thru C 25.1 0.35 98 
Stuart Street/Dartmouth Street B 11.3 - - 
 Stuart EB left | left A 2.1 0.38 m56 
 Stuart EB thru | thru | thru A 9.6 0.42 m101 
 Stuart EB right B 17.3 0.71 m291 
 Dartmouth NB thru | thru C 21.6 0.48 177 
 Dartmouth NB right B 18.6 0.52 33 

Unsignalized Intersection 
Dartmouth Street/Equinox Garage/Dartmouth Garage - - - - 
 Dartmouth Garage EB left/thru/right E 44.2 0.59 83 
 Equinox WB left/thru/right C 23.8 0.39 44 
 Dartmouth NB left/thru/right A 0.6 0.02 2 
 Dartmouth SB left/thru/right A 0.5 0.02 1 
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Under Build Conditions, all signalized intersections in the study area operate at the same 
Level of Service as under No-Build Conditions, and none operates below acceptable 
LOS D, with the exception of the Dartmouth Garage exiting movements during the p.m. 
peak hour, which operate at LOS E. 

Parking   

In the interest of sustainability and transportation demand management, no new parking 
will be provided as part of the Project; spaces will be allocated from the current supply.  
Shoppers attracted to the expanded Neiman Marcus and Copley Place retail space will 
continue to be accommodated by the commercial spaces currently provided within the 
combined capacity of the two garages.      

A “shared-parking” analysis was done for the proposed residential, retail and restaurant 
uses to determine future parking demand at the peak hour of 2:00 p.m. The worksheet is 
provided in the Transportation Appendix.  Retail and restaurant parking demand was 
held constant, but the analysis reflected the lower parking ratio allotted for the rental 
units – 0.35 spaces per unit.  The analysis yielded the following:    

 Retail:   Potential peak weekday demand for the added retail space is 38 spaces 
at 1:00 p.m.  However, because this is not a new retail destination, it is not 
expected that the retail expansion will independently attract new vehicle new 
trips.   Thus, these trips will be accommodated in the 500 spaces already allotted 
for customer parking in the Neiman Marcus lease.   

 Restaurants: The quality restaurant will not contribute trips until evening, 
although the café added a potential need for 19 spaces at 1:00 p.m.   Again, 
these trips will be accommodated in the 500 customer spaces.   

 Residential:  The new residents at Copley Place will not be eligible for City of 
Boston resident permit parking stickers. 

Up to 116 self-park reserved residential parking spaces will be provided in the lowest 
level of the Central Garage for the condominium units.  The remaining 152 spaces will 
be unreserved “right-to-park” spaces in the Dartmouth Garage.  As necessary, monthly 
spaces from the 356 that are currently leased will be reallocated between the Central 
and Dartmouth garages controlled by Simon Property Group to meet the residential 
needs as units are occupied.  Zipcar spaces will also be added at the Dartmouth Garage 
as needed to help reduce residential demand.  Beyond the reallocation of the 116 leased 
spaces, if necessary, the number of monthly leases to outside parties and companies 
could be reduced over time as companies move or decide not to renew their leases.  In 
order to insure that adequate public parking remains available in the Central Garage, the 
number of monthly 24-hour residential permits there will be capped at 116 in order to 
prevent residents from occupying additional spaces.  The Proponent intends to seek 
from APCC the conversion of only these 116 deeded spaces from commercial to 
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residential exempt spaces under the Downtown Boston Parking Freeze.  This would 
reduce the total commercial spaces at Central from 860 to 744, and in the two garages 
from 1,136 to 1,020.   

The up-to-152 unreserved residential spaces in the Dartmouth Garage will be provided 
from a combination of the 276 commercial spaces, 129 residential exempt spaces and 
the 293 employee exempt spaces at Dartmouth.  Dartmouth Garage rates will be 
adjusted to insure adequate daytime vacancies.  The Dartmouth Garage has sufficient 
vacancy in the evenings and overnight to accommodate the new residential spaces.  
Tent City parking spaces will be maintained in the Dartmouth Garage.   

It is also anticipated that about 29% of residents will use their cars for work trips during 
the day, consistent with BTD mode split factors, thus vacating approximately 44 of the 
152 unreserved residential spaces at Dartmouth at peak, bringing the new demand 
generally in line with the existing garage vacancies at 2:00 p.m.  Any surplus demand 
will be dealt with at Dartmouth Garage.  As stated above, the 100 Clarendon and 131 
Dartmouth garages have spaces available on weekday afternoons as well.   

Weekend occupancy of both the Central and Dartmouth garages is much lower at all 
times of day, with at least 55% of spaces available to serve the new uses.   

Pedestrians 

Table 3-10 shows added walk trips for the Project.  In addition to these trips, transit 
riders will also walk between the Project site and nearby transit stations.  Detailed trip 
generation is provided in the Transportation Appendix. 

Table 3-10: Project-Generated Pedestrian Trips 

Times and Directions 
DPIR 

Trips a 
Current 
Program 

Net New 
Trips 

Daily 

In 1,426 1,994 +568 

Out 1,426 1,994 +568 

Total 2,852 3,988 +1,136 

a.m. Peak 

In 87 107 +20 

Out 162 238 +76 

Total 249 345 +96 

p.m. Peak 

In 172 249 +77 

Out 99 140 +41 

Total 271 389 +118 

a From the August 15, 2011 DPIR submitted for the Project. 
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As shown, the Project is expected to generate 3,998 daily walk trips, an increase of 1,136 daily 
walk trips over the previously approved program.  Combining the daily walk and transit trips 
(that require a walk trip to or from the site) the Project is expected to add 5,238 daily pedestrian 
trips.  There will be 345 pedestrian trips in and out of the site during the morning peak hour and 
389 pedestrian trips in and out during the afternoon peak hour. Transit rider trips will add 91 
new pedestrian trips during the a.m. peak hour and 106 new pedestrian trips during the p.m. 
peak hour.   

Public Transportation 

Based on the trip generation calculations, Project-added transit trips are shown in 
Table 3-11.  Detailed trip generation is provided in the Transportation Appendix. 

 

Table 3-11: Project-Generated Transit Trips 

Times and Directions 
DPIR 

Trips a 
Current 
Program 

Net New 
Trips 

Daily 

In 436 625 +189 

Out 436 625 +189 

Total 872 1,250 +378 

a.m. Peak 

In 30 37 +7 

Out 36 54 +18 

Total 66 91 +25 

p.m. Peak 

In 38 56 +18 

Out 34 49 +15 

Total 72 105 +33 

a From the August 15, 2011 DPIR submitted for the Project. 

As shown, the Project is expected to add 91 transit trips during the a.m. peak hour (54 
boarding and 37 alighting) and 105 transit trips during the p.m. peak hour (49 boarding 
and 56 alighting).  When compared to the previously approved program, this represents 
an increase of 25 transit trips during the a.m. peak hour and an increase of 33 transit 
trips during the p.m. peak hour. These trips will be dispersed to the various inbound and 
outbound transit lines in the study area.  The most convenient services are the Back 
Bay/South End Orange Line and commuter rail station and the Copley Square Green 
Line Station.  Even given a conservative estimate that all 56 returning to the site would 
be alighting at the outbound Green Line at Copley Square Station, the total Project-
related transit trips during the evening peak hour are less than 0.01% of the peak-hour 
northbound capacity of about 10,800.  According to MBTA 2009 Bluebook data, the 
reserve capacity is sufficient to accommodate the additional trips generated by the 
Project. 
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Bicycle Accommodations 

Secure bicycle storage will be made available to residents and visitors.  Each of the 
locked storage areas for the individual dwelling units will accommodate bicycle storage.  
In addition, high-density bicycle racks will be provided at a convenient location in the 
Central Garage for those who use their bicycles regularly.  Bicycle racks will be located 
near major building entrances as well to accommodate messengers and visitors’ bikes.  
The location of the spaces will be shown on the Site Plan submitted to BTD along with 
the Transportation Access Plan Agreement.   

All bicycle racks, signs, and parking areas will conform to BTD standards and be sited in 
safe, secure locations.   

Since the 2011 filing, a Hubway shared-bike station with 19 docks has been installed at 
the eastern terminus of the Southwest Corridor across from the Back Bay Station.  
Simon Property Group will maintain this Hubway station in its current location. There is 
also another Hubway location with 24 docks nearby at the Boston Public Library.   

Loading and Service Accommodations 

Loading, service and trash removal for the additional residential units will take place from 
the existing loading docks, accessed from Harcourt Street. A new service elevator will 
connect the new residential building to the loading dock.  Whenever possible, loading 
and service activities will take place during off-peak hours.  Permanent “No Idling” signs 
will be posted in the loading areas.   

Based on the truck trip rate of 0.04 daily trips per dwelling unit developed from NCHRP 
and HSH survey data, the additional residential uses will generate a total of 9 additional 
deliveries per weekday beyond the 31 estimated previously for the entire development, 
for a total of 40 deliveries per day.   

As trips will be distributed over the course of the day, this added activity will be easily be 
accommodated by the existing 14 Copley Place loading docks.  A loading dock manager 
will be part of the on-site staff to manage service and loading operations on the site.  
Move-in/move-out and other loading/service activities will be scheduled through the 
management office. 
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3.3.3 Transportation Mitigation Measures 

Intersection Improvements 

The additional residential units will result in minimal impact to vehicular traffic conditions, 
as summarized above.  However, the Proponent will continue to work with BTD to 
improve signal timing and phasing in the area to improve the overall efficiency of 
intersections in the area.  Pedestrian improvements are proposed at two intersections to 
improve convenience and safety, as discussed below.   

Figure 3-12 shows landscaping and pedestrian improvements proposed for the 
Huntington Avenue/Stuart Street/Copley Garage/Exeter Street intersection.  As this 
complex  intersection functions today, pedestrians going to and from the Copley Place 
driveway tend to walk along the narrow curbing adjacent to the fence that separates 
defines the Massachusetts Turnpike off-ramp, creating safety issues.  On the eastern 
side of the intersection, the proposed plan includes several safety improvements on the 
southeast corner of the intersection adjacent to Copley Place, including:   

 Extension to the west of the existing fence along the Turnpike ramp in order to 
definitively prohibit pedestrian passage along the ramp; 

 Widening of the sidewalk at that location to provide a safe pedestrian storage 
area; 

 Extension of the median between Huntington Avenue and Stuart Street to 
provide a pedestrian refuge and handicapped opening; and 

 Realignment of the crosswalk from Copley Place to the median to shorten the 
pedestrian crossing distance. 

These improvements will make the desired pedestrian path more convenient and, 
combined with improved landscaping within the fenced area, will deter pedestrians from 
the path along the ramp.   
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On the west side of the intersection, improvements are directed toward shortening 
pedestrian crossings and providing safe refuge.  The improvements include: 

 Provision of a bulbout and extension of the sidewalk to the west of the Copley 
Place garage driveway; 

 Extension of the median to provide additional space for a pedestrian refuge and 
handicapped opening; 

 Realignment and shortening of the crosswalk from Copley Place to the median; 
and 

 New bulbout on the northwest sidewalk, again to shorten the pedestrian crossing.  

These relatively modest improvements, in combination, should greatly improve 
pedestrian safety and space Level of Service at the intersection, without impeding 
vehicular traffic flow.  
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The Stuart Street/Dartmouth Street intersection is a four-way, signalized intersection 
with approaches from Stuart Street eastbound and Dartmouth Street northbound.  The 
eastbound Stuart Street approach consists of two exclusive left-turn lanes, three through 
lanes, and an exclusive right-turn lane.  The Dartmouth Street northbound approach 
consists of three travel lanes: two through lanes and a right-turn lane.  No parking is 
allowed on either approach.  On the south side of the intersection, a concrete median 
separates the northbound and southbound traffic on Dartmouth Street as Dartmouth 
Street becomes two-way.   

West of the intersection with Dartmouth Street, a Massachusetts Turnpike (I-90) exit 
ramp, two Huntington Avenue eastbound lanes, and the Huntington Avenue westbound 
U-turn lane all empty onto Stuart Street.  Queuing and weaving are critical issues that 
impact the operation of the intersection, because merging vehicles from the ramp have 
approximately 300 feet to change lanes prior to the Dartmouth Street intersection.  
Although Stuart Street eastbound has two channelized left-turn lanes, three through 
lanes, and a channelized right-turn lane at its intersection with Dartmouth Street, the lack 
of existing pavement markings often results in a drop in capacity due to vehicles 
traveling over two lanes, basically making one lane out of two.   

During peak periods, the study team observed more weaving maneuvers in the a.m. 
peak period as well as the longest queues associated with the right-turn from Stuart 
Street onto Dartmouth Street.  A queue on Dartmouth Street southbound south of the 
intersection causes a queue along Stuart Street eastbound, which, in most cases, 
extends to the I-90 off-ramp.  Minimal queues were observed associated with the Stuart 
Street eastbound through and the left-turn maneuvers.  

During the a.m. peak hour, illegal on-street loading was observed as well.  For example, 
a truck double parked along the north side of Stuart Street to make a delivery at the 
Westin Hotel, blocking one through lane.  In a “no stopping” zone, a truck was parked on 
the south side of Stuart Street, just west of the intersection with Dartmouth Street, 
making a delivery to Au Bon Pain in Copley Place.  This truck was parked for over ten 
minutes, impacting peak-hour right-turning movements from Stuart Street onto 
Dartmouth Street. 

The study team has proposed a scheme for reducing the cross-section of Stuart Street 
in order to increase the sidewalk width at the southwestern corner of the intersection, as 
shown in Figure 3-13.   In this scheme, the existing channelization islands are removed 
and the intersection becomes a more traditional four-way geometric layout.  The 
proposed cross-section on Stuart Street has lane usage consisting of an exclusive left-
turn lane, a shared left/through lane, a through lane, and an exclusive right-turn lane.  
The traffic signal phasing would change, providing Stuart Street and Dartmouth Street 
each with its own exclusive phase, as well as an exclusive pedestrian phase.  This 
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layout also allows for additional pedestrian phases that could run concurrently with the 
vehicular phases, something that does not exist at the intersection today. 

Based on a review of this scheme in Synchro, the queuing caused by the proposed lane 
usage regularly exceeds the 300 feet of weaving space between the stop line and the 
Turnpike ramp.  However, changing the lane usage to an exclusive left-turn lane, a 
shared through/left lane, a through lane, and an exclusive right-turn lane greatly reduces 
the number of weaving lanes necessary for vehicles coming from the Turnpike ramp 
wanting to turn left at the intersection. 

As shown in Figure 3-13, the proposed design at the intersection of Stuart Street and 
Dartmouth Street would allow the sidewalk width adjacent to Copley Place to be 
increased on each of the four corners, creating a more traditional four-leg intersection 
without islands at the corners.  The intersection works well in terms of traffic operations 
with the proposed design in place.  The Proponent will continue to coordinate with BTD 
to advance the development of the modifications to this intersection. 

Table 3-12 presents vehicular level of service at both intersections with improvements in 
place.   
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Table 3-12: Build Conditions (2018) Vehicular Level of Service Summary:  
Improvements in Place 

Intersection LOS Delay V/C 
95th Percentile 
Queue (feet) 

a.m. Peak Hour 

Huntington Avenue/Stuart Street/Garage/Exeter Street C 32.7 — — 

 Garage NB left C 31.0 0.23 32 

 Garage NB right A 7.1 0.37 34 

 Exeter SB left D 40.2 0.74 158 

 Exeter SB thru/right D 46.6 0.84 218 

 Huntington EB thru | thru | thru/right D 45.7 0.97 #237 

 Huntington WB left C 25.0 0.51 176 

 Huntington WB thru | thru | thru | thru B 17.1 0.37 97 

Stuart Street/Dartmouth Street D 50.5 — — 

 Stuart EB left  E 60.9 0.99 m#629 

 Stuart EB left/thru | thru D 52.4 1.00 m#589 

 Stuart EB right D 43.7 0.90 m#394 

 Dartmouth NB thru | thru D 42.3 0.85 #192 

 Dartmouth NB right C 30.1 0.44 58 

p.m. Peak Hour 

Huntington Avenue/Stuart Street/Garage/Exeter Street C 27.9 — — 

 Huntington EB thru | thru | thru/right D 38.8 0.95 #299 

 Huntington WB left C 25.2 0.36 65 

 Huntington WB thru | thru | thru | thru B 18.9 0.37 100 

 Garage NB left C 32.3 0.42 53 

 Garage NB right A 6.3 0.54 25 

 Exeter SB left D 36.9 0.72 160 

 Exeter SB thru/right C 32.5 0.64 143 

Stuart Street/Dartmouth Street D 48.8 — — 

 Stuart EB left  D 50.4 0.98 m#616 

 Stuart EB left/thru | thru D 43.3 1.00 #515 

 Stuart EB right C 34.1 0.89 m#423 

 Dartmouth NB thru | thru E 72.7 1.00 #293 

 Dartmouth NB right E 56.8 0.80 72 

As shown above, operations at the signalized intersections will operate at LOS D or 
better, with some queuing along Stuart Street with the proposed pedestrian 
improvements in place.  The section of Stuart Street between the Massachusetts 
Turnpike ramp and Dartmouth Street will also experience improved weaving maneuvers 
resulting from the reduced cross section.   
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Figure 3-13
Proposed Improvements at Stuart Street/Dartmouth Street

Copley Place Retail Expansion and Residential Addition
Notice of Project Change



Copley Place Retail Expansion and Residential Addition 
Notice of Project Change 

 

  
3-44 

 
Chapter 3 – Transportation 

Summary of Traffic Conditions 

Table 3-13 compares intersection vehicular LOS at study area intersections for Existing, 
No-Build, and Build Conditions during the a.m. and, p.m. peak hours. 

Table 3-13: Comparison of Existing, No-Build, and Build Conditions 

Intersection Existing No Build 

Build w/ 
Proposed 
Changes 

a.m. Peak Hour 

Huntington Avenue/Stuart Street/Garage/Exeter 
Street 

D D C 

 Garage NB left C C C 

 Garage NB right A A A 

 Exeter SB left D D D 

 Exeter SB thru/right D D D 

 Huntington EB thru | thru | thru/right D E D 

 Huntington WB left C C C 

 Huntington WB thru | thru | thru | thru C C B 

Stuart Street/Dartmouth Street B B D 

 Stuart EB left  A A E 

 Stuart EB left / thru/thru right (proposed lane use) na na D 

 Stuart EB thru | thru | thru (existing lane use) C C na 

 Stuart EB right D D D 

 Dartmouth NB thru | thru B B D 

 Dartmouth NB right B B C 

p.m. Peak Hour   

Huntington Avenue/Stuart Street/Garage/Exeter 
Street 

C C C 

 Garage NB left C C D 

 Garage NB right A A C 

 Exeter SB left D D B 

 Exeter SB thru/right D D C 

 Huntington EB thru | thru | thru/right D D A 

 Huntington WB left C C D 

 Huntington WB thru | thru | thru | thru C C C 

Stuart Street/Dartmouth Street B B D 

 Stuart EB left  A A D 

 
Stuart EB left | thru | thru right (proposed lane 
use) 

na na D 

 Stuart EB thru/thru/thru (proposed change) A A na 

 Stuart EB right (proposed lane elimination) B B C 

 Dartmouth NB thru/thru C C E 

 Dartmouth NB right B B E 
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As shown, Existing, 2018 No-Build and 2018 Build conditions are largely satisfactory at 
all study area intersections.  The proposed mitigation at Huntington 
Avenue/Garage/Stuart Street/Exeter Street has no effect on vehicular LOS, while greatly 
improving the pedestrian environment and enhancing pedestrian safety.  The mitigation 
at Stuart Street/Dartmouth Street reduces the overall cross section along the Stuart 
Street approach to the intersection.  The modifications at this intersection will improve 
the weaving maneuver between vehicles traveling along Stuart Street eastbound and the 
Massachusetts Turnpike off-ramp as they approach Dartmouth Street.  The 
improvements will also improve the pedestrian environment at the intersection and 
enhance pedestrian safety by providing shorter crossing and reducing the number of 
conflicts between pedestrians and vehicles. 

Transportation Demand Management 

The Proponent is committed to implementing a TDM program that supports the City’s 
efforts to reduce dependency on the automobile by encouraging travelers to use alter-
natives to driving alone, especially during peak periods.  TDM will be facilitated by the 
nature and location of the Project’s proximity to offices, transit, and shopping.  The 
mixed- use nature of the Project already helps minimize impacts.   

The Proponent will take advantage of the site’s pedestrian and transit access to market 
to future residents.  On-site management will provide transit information (schedules, 
maps, fare information) in the building lobbies for residents and guests.  To raise 
awareness of public transportation alternatives, on-site management will also work with 
residents as they move into the facility.  An enhanced effort will also be taken with 
current retail and office tenants at the complex. 

Project residents will be informed about opportunities in the area for shared-car use, 
such as Zipcar, as an alternative to car ownership.   As stated above, 12 Zipcar spaces 
and 3 Hertz on Demand spaces are already provided in the Dartmouth Garage.  The 
Proponent will work with Zipcar to provide additional spaces as they become necessary 
and will help promote the Zipcar Z2B program for businesses.  The Zipcar website lists 
additional Zipcar locations near the site that accommodate 73 vehicles, including:    

 100 Clarendon Garage, 3 vehicles 

 131 Dartmouth Street, 8 vehicles 

 200 Stuart St/Radisson, 2 vehicles 

 235 West Newton St, 1 vehicle 

 29 Mass Ave/Public Alley 908, 3 vehicles 
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 30 Dalton St/Belvidere St,2 vehicles 

 30 Holyoke St,1 vehicle 

 Belvidere St/Prudential Center Garage, 15 vehicles 

 Boston Common Garage, 10 vehicles 

 Clarendon/Tremont, 7 vehicles 

 Columbus/210 W Canton, 2 vehicles 

 Exeter St/Prudential Center Garage, 2 vehicles 

 Hilton Back Bay, 2 vehicles 

 Huntington Ave/Cumberland, 3 vehicles 

 Prudential Center Garage / EV Plug-In Station, 1 vehicle 

 Symphony Garage, 5 vehicles 

 Park Square/Motor Mart Garage, 6 vehicles.   

Other demand management measures will be the following:   

 Tenant and Resident Orientation Packets.  Orientation packets will provide new 
tenants with information about the transportation demand management programs 
available.  The prime location of the site will be promoted as a way of 
encouraging walking, bike and transit trips.   

 Transit Passes.  The Proponent will encourage commercial tenants to subsidize 
transit passes for their employees, provide a pretax deduction for pass purchase, 
and/or on-site sales of T passes through payroll deduction.   

 TMA Participation.  The Proponent will participate in the Artery Business 
Committee Transportation Management Association (TMA) to help develop 
suitable programs and materials for the commercial tenants as well as the 
residents.  The TMA’s resources will be used to foster carpool/vanpool matching 
for the employees of commercial tenants, manage a Guaranteed Ride Home 
program, and help promote cycling and walking.    

 Web Site.  For both Copley Place Central and the expanded mixed-use 
development, the Proponent will design and implement a Project Web site.  The 
Web site will include public transportation information such as public and private 
transit schedules for residents and visitors and links to the websites of Smart 
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Routes, MassDOT, transit providers and advocacy organizations such as 
WalkBoston.   

 Parking Pricing.  The Proponent will charge high all-day public parking rates in 
the garages as a disincentive to use of single-occupancy vehicles and commuter 
parking.    

 HOV Parking Incentives.  The Proponent will make preferential parking available 
in the two garages for carpools.    

 Resident Bicycles.  The secure storage units for each condominium will 
accommodate bicycles.  Access will be provided via the freight elevator.  In 
addition, the Proponent will make high density bike storage for bicycles available 
on the lowest level of the Central Garage without removing vehicle parking.   

 Shared Bicycle Facility.  As part of the Project, Simon Property Group will 
maintain the recently installed Hubway shared-bicycle station located at the 
eastern terminus of the Southwest Corridor.  The location is in close proximity to 
Back Bay Station is ideal in terms of providing a convenient intermodal 
connection.    

 Electric Vehicle Charging Readiness.  Simon Property Group is actively engaged 
at the corporate level at making provisions for electric vehicle charging at its 
properties. Two charging stations will be installed within the existing garage.  

3.4 Evaluation of Short-term / Construction Impacts 

Most construction activities will be accommodated within the current site boundaries.  
Details of the overall construction schedule, work hours, number of construction workers, 
worker transportation and parking, number of construction vehicles, and routes will be 
addressed in detail in a Construction Management Plan to be filed with BTD in 
accordance with the City’s transportation maintenance plan requirements. 

To minimize transportation impacts during the construction period, the following 
measures will be incorporated into the Construction Management Plan: 

 Limited construction worker parking will be permitted on-site; worker carpooling 
will be encouraged; 

 A subsidy for MBTA passes will be considered for full-time employees;  

 Secure spaces will be provided on-site for workers' supplies and tools so they do 
not have to be brought to the site each day.     
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3.5 Transportation Appendix 

The Transportation Appendix is available for review at the BRA offices or by calling 
Collaborative Partners at (617) 778-0900. 
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