
Ledge Site Community Workshop III 

REFINING &  ADOPTING THE  VISION 

SATURDAY, M A Y 21, 199 4 

AGENDA 

12 noon Registratio n 

12:30 Welcom e &  Introduction s 

Orientation t o Today's Worksho p 

Architectural Presentation b y Good y Clancy 

Evaluation an d Discussio n on the Propose d Developmen t Concept s fo r th e 
"Bowl" 

Discussion an d Evaluatio n of Concept s fo r the Uppe r Ledg e 

Conclusion an d Summar y 

Adjourn 

Next Workshop:  Saturday,  June 18,  1994,  12  noon to  3:30  pm,  at  the  Tobin  Building,  THE  FINAL PLAN --
THE VISION, GOALS,  VALUES  AND FUTURE  ACTION 



CONCEPT A CONCEPT B CONCEPT C CONCEPT D 

W E BELIEV E th e Ledg e 
Site Should acknowledg e 
the histor y and natura l 
beauty of the site along with . 
improving and enhancing it s 
appearance. Th e Ledge Site 
should recognize, maintai n 
and enhance the qualities , 
diversity and livability of the 
community. Th e Ledge Site 
should be visually pleasing 
and enhance the imag e of 
Mission Hil l a s th e 
neighborhood's gateway . 

W E BELIEV E th e Ledg e 
Site Should be the foca l 
point, anchor an d gateway to 
the community . Th e Ledge 
Site should unite the entire 
community -  residents , 
businesses, and Longwood 
Medical Area. Th e Ledge 
Site should fit into the lif e 
of th e neighborhood . 

W E BELIEV E th e Ledg e 
Site Should stay an 
economic asset to the 
community. Th e Ledge Site 
should be productive , viable , 
and sustainable . 

T H E L E D G E SIT E 
S H A L L SERV E al l 
people i n the communit y -
residents, businesses, 
workers, students, and 
visitors. Th e Ledge Site 
should reach ou t and serve 
people i n the medical 
community and neighborin g 
developments. 

At Communit y Workshop I, participants develope d an d adopted the W e Believe and the Ledg e Site shall serve criteria. 
The criteria embodying elements of successful commercia l developments, ope n space criteria, traffic and parking 
criteria, and the advantages of housing have been developed b y Ledge Site Task Forces and presented by the during 
Ledge Site Community Workshops. 



Please revie w th e criteri a fo r eac h architectura l an d desig n option . Evaluat e eac h optio n usin g th e criteri a 
listed a s to : 

* Ver y Goo d 
* Goo d 
* Fai r 
* Poo r 

After evaluatin g eac h optio n a s t o th e criteria , please rank you r answer s Very Goo d (4); Goo d (3); Fai r (2) ; 
Poor (1) ; N o Data o r No t Applicable (0). 

Determine whic h option i s you r smal l groups preferred optio n --  th e highes t ranking option . Wha t i s you r 
group's second choice ? 



CRITERIA FO R THE "BOWI," 

Bowl 
Concept A 

Bowl 
Concept B 

Bowl 
Concept C 

Bowl 
Concept D 

SERVE COMMUNITY' S 
ECONOMIC NEED S 
Good Mix of 
Businesses/Uses 

CUSTOMER ACCES S 
Setback from street, but stil l 
allow browsing 

Relationship to the 
employees o f the L MA 

MBTA Relationshi p to the 
Ledge Site 

Neighborhood Access 

PARKING 
Access for Ledge Site and 
Local Business Customer s 

Safety fo r Pedestrians 

Ease for Drivers 

Delivery Consideration s 

Parking for Neighborhood 
Businesses (wh o are not on 
the Ledge Site) 

TRAFFIC 
Easy Flow of Traffic in 
Brigham Circle 

Safe for Pedestrians 

Provides for Transit & Bus 
Access 

VISUAL APPEAL 
Increased Shopping Activity 
Attracts Other Shoppers 

Compatibility with 
Surrounding Neighborhood 
(Design) 

Good Signag e 

SAFETY Lightin g 

Positive Business Climate 



Please revie w th e criteri a fo r eac h architectura l an d desig n option . Evaluat e eac h optio n usin g th e criteri a 
listed a s to : 

* Ver y Goo d 
* Goo d 
* Fai r 
* Poo r 

After evaluatin g eac h optio n a s t o th e criteria , please rank you r answer s Very Goo d (4) ; Goo d (3); Fai r (2) ; 
Poor (1) ; N o Data o r No t Applicable (0). 

Determine whic h option i s your smal l groups preferred optio n -  th e highes t ranking option . Wha t i s you r 
group's second choice ? 



CRITERIA FOR THE UPPER LEDGE 

CONCEPT 1 CONCEPT 2 CONCEPT 3 CONCEPT 4 CONCEPT 5 

W E BELIEV E the Ledge 
Site Should acknowledg e 
the histor y and natura l 
beauty of the sit e along with 
improving and enhancing it s 
appearance. Th e Ledge Site 
should recognize, maintai n 
and enhance the qualities , 
diversity and livability of the 
community. Th e Ledge Site 
should be visually pleasing 
and enhance the imag e of 
Mission Hil l a s th e 
neighborhood's gateway . 

W E BELIEV E the Ledge 
Site Should be the foca l 
point, anchor and gateway to 
the community . Th e Ledge 
Site should unite the entire 
community -  residents , 
businesses, and Longwood 
Medical Area. Th e Ledge 
Site should fit into the lif e 
of the neighborhood . 

W E BELIEV E the Ledge 
Site Should stay an 
economic asset to th e 
community. Th e Ledge Site 
should be productive, viable, 
and sustainable . 

THE LEDG E SIT E 
S H A L L SERV E al l 
people i n the communit y — 
residents, businesses, 
workers, students, and 
visitors. Hi e Ledge Site 
should reach ou t and serve 
people i n the medica l 
community and neighborin g 
developments. 

At Communit y Workshop I, participants develope d an d adopted the W e Believe and the Ledge Site shall serve criteria. 



Please review the criteria for each architectural and design concept Evaluat e each using the criteria listed as to: 

* Ver y Goo d 
* Goo d 
* Fai r 
* Poo r 

After evaluatin g each option as to the criteria, please rank your answers Very Good (4) ; Goo d (3) ; Fai r (2) ; 
Poor (1); N o Data or Not Applicable (0) . Determin e which optio n is your small groups preferred concept - th e 
highest ranking concept Wha t is your group's second choice? 

CRITERIA I D E THE UPPER LE3PGE 

Concept 1 Concept 2 Concept 3 Concept 4 Concept 5 

OPEN SPACE Safety 

OPEN SPACE Acces s for al l Residents 

OPEN SPACE Aesthetics & View 
Enhancement 

OMEN SPACE Preservation of th e 
Environment 

OPEN SPACE Relation to Abutters 

OPEN SPACE linkage and Interaction 
with Commercial and Urban Center 

HOUSING Expands the Community's 
Purchasing Power 

HOUSING Enhances the Gateway to 
Mission Hill 

HOUSING The "Watchful Eye-
Strengthens Safety 

HOUSING Facilitates "Hands Across 
Huntington" 

OTHER CRITERIA 

Improve and enhance existing 
housing on site. 

TOTAL 

I criteri a above was developed by the Ledge Site Task Forces, and presented at previous Ledge Site Community Workshops . 

Additional criteria for Open Space and Housing include: Ope n Space-funding & maintenance; Open Space-broad community appeal; Housing can 
reinforce existing home values; Housing-owner occupanc y will stabilize Mission Hill ; Housing an opportunity for first time  ownership . Thes e criteria wil l 
be used at later points in the Ledge Site Community Planning process. 



L E D G E S I T E 

C O M M U N I T Y W O R K S H O P F O U R 

Mission Hill Neighborhood Housing Services (NHS) 
invites you to the 

Fourth Ledge Site Workshop 

S a t u r d a y , J u n e 1 8 t h 
12:00 (noon) - 3:30 pm 

Tobin Community Building 
Community Room 

1481 Tremont Street 

The conceptua l plan for the Ledge Site continues to develop. 

June 18th will mark the completion of the Community Workshops 
in the Second Phase of the Ledge Site Community Planning Process. 
The involvement and ideas at the prior meetings have helped to 
create conceptual plans for the Ledge Site redevelopment. W e are 
one step closer to reality! Financia l feasibility considerations 
will be integrated with your visions at Workshop Four. Ou r goal 
is to establish viable development plans for a revitalized 
commercial center at Brigham Circle. 

Transportation and day care  will be provided. Please  call  NHS 
at 442-5449 by Thursday, June  16,  to arrange a ride or day care. 

Mission Hil l Neighborhoo d Housing Services 
1530 Tremon t Street, Boston , MA 02120 

442-5449 



Mission H i l l Neighborhoo d Housing Services 
1530 Tremont Stree t 
boston, M A 02120 

LEDGE SITE WORKSHOP 

JUNE 18st, SATURDA Y 
12:00 (noon ) - 3:3 0 

information enclose d 



LEDGE SITE  COMMUNITY PLANNING PROCESS 

COMMUNITY WORKSHOP  4 

TESTING THE REALITY OF OUR VISION 

THE FINAL  PLAN:  VISI0N. GOALS  AND FUTUR E ACTIONS 

Saturday, June  18,  1994 
Tobin Building 

12 noon to  3:3 0 pm 

12 noon Registratio n 

12:30 Welcom e and Introductions 

Orientation to Today's Agenda and Goals 

The Architectura l Visio n 
Refined as directed by Community Workshop 3 

The Rea l Estat e Economic Feasibilit y o f the Ledg e Sit e 

Small Grou p Discussion and Questions 

Group Decision: Th e Desired Vision for the Ledge Sit e 

Next Step s 

3:30 Adjournmen t 

Announcement: Natura l Areas Fund tour of the Ledge Site at 4 pm today ; meet at Osco. 

file:///7SI0N


LEDGE SITE 
DEVELOPMENT OPTIONS 

GROUP 

PROGRAM OPTIONS DESIGN OPTION S FINANCING OPTIONS 
30% 
Low 
Rent 
Retail 

30% 
Less 
Office 
Space 

15% 
More 
Retail 
Space 

Other 
Specify 

Denver 
Office 
Scheme 
Over 
Garage 

A l p h a s Deck Deck 
Surface Parking 

Public 
Parking 
for 
MH/BC 
Stores--
customers 

Otter 
Specify 

Public 
Parking 
With 
Low 
Cost 
Finance 

Open 
Space 
Grant 
for 
Basics 

Open 
Space 
Grant fo r 
Land-
scape 
Passive 
Park 

Overall 
Project 
Low 
Cost 
Finance 

Other 
Specify 

DESIRED 

If this is a 
desired option, 

Very Important 

Somewhat 
Important 

* 

If this is a 
desired option, 

Very Important 

Somewhat 
Important 

NOT 
IMPORTANT 

COMMENTS 
/ ' 



LEDGE SITE COMMUNITY PLANNING PROCESS 

Handout: Financial Feasibil it y Analysi s -  Ledge Sit e Developmen t Option s 

Prepared For: Mission Hill Neighborhood Housing Services 
Ledge Site Community Planning Process 

Prepared By : Byrn e McKinne y &  Associates, Inc . 

Date: June 18,199 4 

Draft: For Revie w &  Commen t 



FINANCIAL FEASIBILITY ANALYSIS 
BASELINE PROGRA M OPTION 

DEVELOPMENT REVENUE ANALYSIS 

GROSS POTENTIAL INCOME Sq Ft Rent/Sq Ft Total Rent 
New Office Space 
New 1st Floor Retail Space 
New 2nd Floor Restaurant Space 
Parking 

100,000 
45,000 
10,000 

0 

$ 24.0 0 
$ 17.0 0 
$ 15.0 0 

$0.00 

$ 2,400,00 0 
$ 765,00 0 
$ 150,00 0 

$0 

Total Income 

VACANCY/CREDIT LOSS 

155,000 $ 21.3 9 

5.0% 

$ 3,315,00 0 

$ (165,750 ) 

EFFECTIVE GROSS INCOME $ 3,149,25 0 

OPERATING EXPENSES Sq Ft Op Ex/Sq Ft Total Expense 
Office Area Operating Expenses 
Retail Area Unreimbursed Expense 
Garage Expenses 
Management 

100,000 
55,000 

100,000 
$3,149,250 

$ 6.5 0 
$ 1.0 0 
$ 0.5 0 

5.00% 

$ (650,000 ) 
$ (55,000 ) 
$ (50,000 ) 
$ (157,463 ) 

Total Operating Expenses 

NET OPERATING INCOME 
Per SF 

CAPITALIZATION RATE 

155,000 $ (5.89 ) $ (912,463 ) 

$ 2,236,78 8 
$14.43 

9.00% 

VALUE ON COMPLETION 
Per SF 

$ 24,853,19 4 
$160.34 



FINANCIAL FEASIBILITY ANALYSIS 
BASELINE PROGRAM OPTIO N 

DEVELOPMENT COST 

Code | Descriptio n Unit(SF/%) Unit Cost Total Cost 
A SITE COSTS 

Demolition (2 stage) 22t283 $8.98 $200,000 
Plaza Improvements 10,000 $10.00 $100,000 
Upper Ledge Site Improvements 261,360 $2.00 $522,720 
St Alphonsus R-O-W 0 $0.00 $0 
Other $0 
Subtotal $822,720 

B BUILDING IMPROVEMENTS 
Disbursed Construction 155,000 $60.00 $9,300,000 
Concentrated Construction 0 $75.00 $0 
Tenant Space Improvements 100,000 $15.00 $1,500,000 
Subtotal 255,000 $42.35 $10,800,000 

C PARKING 
Above Grade Parking - Surface 55 $1,000 $55,000 
Above Grade Parking - Mid Ledge 275 $15,000 $4,125,000 
Below Grade Parking 0 $25,000 $0 
Extra Public Parking 0 $16,000 $0 
Garage Roof Deck 0 $0 $0 
Subtotal 330 $12,667 $4,180,000 

D SOFT COSTS 
Legal/Audit/Appraisal Fees $15,802,720 2.00% $ 316,054 
Design/Engineering Fees $15,802,720 10.00% $ 1,580,272 
Development Costs $15,802,720 2.50% $ 395,068 
Marketing Costs $3,315,000 18.00% $ 596,700 
Financing Costs (incl. legal) $19,882,556 4.00% $ 795,302 
Lease-Up Losses $ 572,06 9 50.00% $ 286,034 
Construction Interest $19,882,556 9.50% $ 1,133,306 
Subtotal $ 5,102,737 

E CONTINGENCY 
Construction $15,802,720 5.00% $ 790,136 
Other $ 5,102,73 7 0.50% $ 25,514 
Subtotal $20,905,457 3.90% $ 815,650 

G DEVELOPER PROFIT $15,802,720 10.00% $ 1,580,272 

H LAND COST (Per Building Sq Ft) 155,000 $10.00 $ 1,550,000 

TOTAL COST $24,851,378 

|NET DEVELOPMENT BENEFITS (rounded) PSF $0.00 $ 0 | 



F I N A N C I A L A N A L Y S I S B A S E L I N E P R O G R A M O P T I O N S D E S I G N O P T I O N S F I N A N C I N G O P T I O N S 

Summary As Drawn 
30% Low Rent 

Retail 
30% Less 

Office Space 
15% More 

Retail Space 
Denser Office 
Over Garage 

Road To St 
Alphonsus 

Street 

Parking Roof 
Deck 

Decorative 
Deck Surface 

30% 
Underground 

Parking 

Public 
Parking for 

MH/BC Stores 

Public Parking 
with Low Cost 

Finance 

Open Space 
Grant for Basic 
Improvements 

Open Space 
Grant for 

Landscaped 
Passive Park 

Overall 
Project Low 

Cost Finance 

Key Progra m Features 

Uses 

Office Sq Ft 100,000 100,000 70,000 100,000 100,000 100,000 100,000 100,000 100,000 100,000 100,000 100,000 100,000 100,000 

Retail Sq Ft 45,0)0 45,000 45,000 53,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 45,000 

Restaurant Sq Ft 10,0)0 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 

Total 155,000 155,000 125,000 163,000 155,000 155,000 155,000 155,000 155,000 155,000 155,000 155,000 155,000 155,000 

Massing 
Disbursed SF 155,000 155,000 125,000 163,000 0 155,000 155,000 155,000 155,000 155,000 155,000 155,000 155,000 155,000 

Denser SF 0 0 0 0 155,000 0 0 0 0 0 0 0 0 0 

Parking 
Surface Spaces 55 55 55 55 55 55 55 55 55 55 55 55 55 55 

Mid-Ledge Spaces 725 275 230 303 275 275 275 275 193 275 275 275 275 275 

Underground Spaces 0 0 0 0 0 0 0 0 0 0 0 0 0 

Extra Public Spaces 0 0 0 0 0 0 0 0 0 20 163 0 0 0 

Total 330 330 285 358 330 330 330 330 330 350 493 330 330 330 

Key Financia l Features 

Average Retail Rents $17.00 | $14.9 0 $17.00 $17.00 $17.00 $17.00 $17.00 $17.00 $17.00 $17.00 $17.00 $17.00 $17.00 $17.00 

Building Cost $10,800,000 $10,800,000 $7,500,000 $9,780,000 $12,350,000 $10,800,000 $10,800,000 $10,800,000 $10,800,000 $10,800,000 $10,800,000 $10,800,000 $10,800,000 $10,800,000 

Road to St Alphonsus St $0 $0 $0 $0 $0 $2,000,000 $0 $0 $0 $0 $0 $0 $0 $0 

Parking Roof Deck $0 $0 $0 $0 $0 $0 $775,000 $0 $0 $0 $0 $0 $0 $0 

Decorative Deck Surface $0 $0 $0 $0 $0 $0 $0 $200,000 $0 $0 $0 $0 $0 $0 

Parking Cost to Serve Site $4,180,000 $4,180,000 $3,505,000 $4,600,000 $4,180,000 $4,180,000 $4,955,000 $4,380,000 $5,005,000 |$4,480,000 | $6,618,060 | $4,180,000 $4,180,000 $4,180,000 

Extra Public Parking Cost $0 $0 $0 $0 $0 $0 $0 $0 $0 $300,000 $2,438,060 $0 $0 $0 

Upper Ledge Impvts $522,720 $522,720 $522,720 $522,720 $522,720 $522,720 $522,720 $522,720 $522,720 $522,720 $522,720 ($522,720) ($2,000,000)| $522,720 

Net Development Gain/Loss $0 ($800,000) ($300,000) ($100,000) ($2,000,000) ($2,600,000) ($1,000,000) ($300,000) ($1,100,000) ($400,000) ($1,000,000) $600,000 $600,000 $500,000 

Comments Breakeven Deficit Deficit Deficit Deficit Deficit Deficit Deficit Deficit Deficit Deficit Gain Gain (same as 
prior option) 

Gain 



CED P r o j e c t Updat e 
G l e n Ohlun d 
12 A p r i l 199 4 
C. CLAMP , A d v i s o r 

The Ledg e S i t e Communit y P l a n n i n g P r o c e s s ha s bee n b u i l d i n g s t e a d y 
momentum s i n c e th e f i r s t Communit y Worksho p h e l d Marc h 5 t h . Th e 
g o a l o f t h e f i r s t Worksho p wa s t o develo p a  share d u n d e r s t a n d i n g . 
T h i s i n c l u d e d no t o n l y i n f o r m a t i o n abou t th e a c t u a l s i t e , bu t a 
s h a r i n g o f h i s t o r i c a l f a c t s r e l a t e d t o th e communit y o f M i s s i o n 
H i l l . 

On Marc h 23 , Th e Ledg e S i t e Committe e o f M i s s i o n H i l l NH S s ponsore d 
two t o u r s o f th e s i t e . Th e g o a l o f thes e t o u r s wa s t o g i v e p e o p l e 
a r e a l sens e o f t h e s i t e ' s unusua l c h a r a c t e r i s t i c s . Ther e wer e 
d i f f e r e n t s t o p p i n g p o i n t s a l o n g th e t o u r wher e people i n v o l v e d w i t h 
v a r i o u s u s e - r e l a t e d t a s k f o r c e s gav e r e l e v a n t i n f o r m a t i o n . Th e 
t o u r s wer e a t t e n d e d b y ove r f o r t y r e s i d e n t s an d w e wer e a l s o 
f o r t u n a t e enoug h t o hav e M a r i s a Lago , D i r e c t o r o f th e B o s t o n 
Redevelopment A u t h o r i t y o n han d i n th e a f t e r n o o n . T h i s wa s th e 
f i r s t t im e a  h i g h r a n k i n g BR A o f f i c i a l ha s eve r bee n i n v o l v e d i n a 
p u b l i c t o u r o f th e s i t e . 

On a  l e s s p o s i t i v e n o t e , H a r v a r d c o n t i n u e s t o s t a l l o n a n 
e n v i r o n m e n t a l assessmen t o f th e s i t e . Th e mos t r e c e n t agreemen t w e 
have w i t h the m i n d i c a t e d t h a t a  21 E Assessmen t woul d o c c u r i n t h e 
l a t e r s t a g e s o f t h e Communit y P l a n n i n g P r o c e s s . Th e i n f o r m a t i o n 
c o n t a i n e d i n a  s i t e assessmen t i s c r i t i c a l i n d e v e l o p i n g a  v i a b l e 
p l a n an d a l s o a d d r e s s i n g p o t e n t i a l cleanu p r e s p o n s e s . H a r v a r d s 
l a t e s t o f f e r i s t o d o a  21E , r e t a i n th e f i n d i n g s , an d f o l d t h e 
c o s t s o f d o i n g th e 21 E i n t o th e purchas e p r i c e . The y a l s o want t o 
be a b s o l v e d o f an y l i a b i l i t y f o r th e r e m e d i a t i o n . I  a m p r e s e n t l y 
r e s e a r c h i n g t h e r e c e n t 21 E r e v i s i o n s to determin e i f any o f t h i s i s 
l e g a l . W e c e r t a i n l y agre e t h a t a l l o w i n g H a r v a r d t o c o n t r o l t h e 
d a t a make s a b s o l u t e l y n o sens e f o r NH S a c t i n g o n b e h a l f o f t h e 
n e i g h b o r h o o d . Ther e s t i l l ma y b e a n o p p o r t u n i t y t o pu t som e d i r e c t 
a c t i o n o r g a n i z i n g t o us e h e r e , somewhere . Mor e o n t h i s l a t e r . 

We hav e h i r e d t h e a r c h i t e c t u r a l f i r m o f Good y C l a n c y t o d o 
c o n c e p t u a l d e s i g n s f o r th e Ledg e S i t e development. Th e RF P p r o c e s s 
gave u s response s fro m 1 2 o f 1 6 f i r m s t h a t r e c e i v e d th e RFP . Th e 
c a l i b r e o f f i r m s r e s p o n d i n g wa s q u i t e i m p r e s s i v e . Fo r an y o f yo u 
i n t h e B o s t o n a r e a , S t u l l &  Lee ; Bergmeyer ; F i n e g o l d &  A l e x a n d e r , 
I n c . , an d man y o t h e r s s u b m i t t e d p r o p o s a l s . Good y C l a n c y a l s o 
agreed t o d o th e wor k w i t h a  s i g n i f i c a n t r e d u c t i o n i n th e p r i c e 
o r i g i n a l l y s u b m i t t e d . 

A t t h e NH S Annua l M e e t i n g A p r i l 4 t h , I  c o n t i n u e d t o hea r goo d 
t h i n g s abou t th e Communit y P l a n n i n g P r o c e s s . Longer-ter m r e s i d e n t s 
appear t o b e l o s i n g som e o f t h e i r c y n i c i s m abou t th e Ledg e S i t e 
b e i n g d e v e l o p e d i n t h e i r l i f e t i m e s . On e r e s i d e n t wh o becam e 
i n v o l v e d i n th e p r o c e s s ha s bee n e l e c t e d t o th e NH S Boar d o f 
D i r e c t o r s . Mayo r Menin o wa s th e keynot e speake r an d f o c u s e d h i s 
d i s c u s s i o n o n th e Ledg e S i t e an d anothe r neighborhood s t a b i l i z a t i o n 



p r o j e c t NH S i s spearheading. I  a m u s u a l l y a  l i t t l e r e l u c t a n t t o 
l e t p o l i t i c i a n s grandstan d o n l o c a l i s s u e s , bu t i n t h i s case , I 
f e e l tha t th e Mayor's o f f i c e ca n onl y hel p u s i n deal i n g wit h 
Harvard t o get what w e nee d t o f i n i s h t h i s plannin g proces s an d 
move forwar d wit h a communit y define d development. 

The nex t Worksho p i n t h i s proces s w i l l s t a r t t o defin e futur e 
v i s i o n s f o r the s i t e . Good y Clanc y w i l l b e o n hand t o l i s t e n t o 
the comment s o f p a r t i c i p a n t s . Th e goa l i s f or them t o gathe r 
enough informatio n a t t h i s worksho p t o s t a r t developin g 3- 5 
conceptual design s f o r the Ledge S i t e . 



P r o j e c t i n CE D 
Glen Ohlun d 
4 / 2 3 / 9 4 
C. Clam p 

Enc losed p l e a s e f i n d t h e i n f o r m a t i o n yo u 

r e q u e s t e d o n m y p r o j e c t . I  a l s o hav e som e 

a d d i t i o n a l i n f o r m a t i o n t o r e p o r t du e t o ou r 

second Communit y Worksho p o f t h e Ledg e S i t e 

Community P l a n n i n g Proces s h e l d e a r l i e r t o d a y . 

The p roces s i s o n s c h e d u l e a c c o r d i n g t o t h e 

t i m e l i n e e n c l o s e d w i t h t h e o r i g i n a l c o n t r a c t . 

T h i s Wednesda y w e w i l l hav e ou r f i r s t 

i n f o r m a t i o n a l m e e t i n g w i t h t h e i n s t i t u t i o n s i n 

t h e Longwoo d M e d i c a l Are a (LMA) . T h i s m e e t i n g 

w i l l b e a n i n f o r m a t i o n a l m e e t i n g w i t h a  m ino r 

p l u g f o r an y f i n a n c i a l s u p p o r t t h a t t h e y wou l d 

l i k e t o make . I f w e c o u l d commi t some th in g t o 

t h e i n s t i t u t i o n s i n te rm s o f use s i n ou r 

p l a n n i n g p r o c e s s t h e y m i g h t b e w i l l i n g t o l e n d 

f i n a n c i a l s u p p o r t . S inc e t h i s p r o c e s s i s 

community b a s e d , an d t h e r e s i d e n t s hav e n o t 

y e t ag ree d o n an y b e n e f i t s o f h a v i n g 

i n s t i t u t i o n a l t e n a n t s , w e canno t mak e an y 

d e a l s w i t h them . W e hav e n o t y e t s e n t ou t a 

RFP f o r f i n a n c i a l c o n s u l t a n t s . Good y C lanc y 

were o n han d t oda y a t t h e workshop . 



We hav e a  goo d b a s i s o f u n d e r s t a n d i n g t o s t a r t 

t h e t r a d e - o f f p r o c e s s . A t t o d a y ' s Workshop , 

peop le wer e w o r k i n g i n g roup s o f s i x t o 

d e t e r m i n e a  s i t e p l a n . T h i s bega n t h e 

community h a v i n g t o l oo k a t p o t e n t i a l 

compromises. I  b e l e i v e i t wa s a  s u c c e s s f u l 

m e e t i n g . Ther e wer e a  fe w l e s s peop l e a t t h i s 

m e e t i n g t h a n a t t h e Worksho p i n March . I  a m 

g l a d w e a r e o n schedu l e t o comp le t e t h e 

Workshops b e f o r e J u l y . I  canno t imag in e 

g e t t i n g a  l a r g e g rou p o f peop l e t o g e t h e r f o r 

f o u r t o f i v e hou r s o n a  Sa tu rda y i n J u l y o r 

A u g u s t . Th e g o a l o f i n v o l v i n g r e s i d e n t s , 

merchan ts an d o t h e r i n t e r e s t e d p a r t i e s i n t h i s 

p l a n n i n g p roces s c o n t i n u e s . Th e t a s k f o r c e s 

have i d e n t i f i e d numerou s l e a d e r s f r o m t h e 

communi ty . Tw o t a s k f o r c e member s hav e becom e 

NHS Boar d Members . The y wer e p r e v i o u s l y n o t 

a c t i v e v o i c e s i n communit y developmen t i s s u e s . 

I b e l i e v e t h i s p roces s w i l l c o n t i n u e t o 

encourage c i t i z e n i n v o l v e m e n t , wh i c h i s a n 

e s s e n t i a l e lemen t o f a  p l a n t h a t w o r k s . A n 

o v e r a l l sens e o f en thus i as m f o r t h e p r o j e c t 

has becom e a p p a r e n t i n t h e communi ty . 



We a r e a t t h e p o i n t wher e w e a r e e x p e c t i n g 

H a r v a r d t o a l l o w u s t o d o e n v i r o n m e n t a l 

assessments o f t h e s i t e . The y a r e w a f f l i n g o n 

t h i s p o i n t an d a d d i t i o n a l t i m e an d energ y w i l l 

need t o b e e x e r t e d o n t h i s p o i n t . Th e NH S 

Ledge S i t e Commit te e ha s bee n s t r a t e g i z i n g an d 

w i l l nee d t o d e c i d e o n a  p l a n b e f o r e t h e n e x t 

p r i v a t e m e e t i n g w e h o l d w i t h H a r v a r d s l a t e d 

f o r Ma y 4 . I  hop e t o hav e a d d i t i o n a l 

i n f o r m a t i o n b e f o r e n e x t c l a s s o n t h i s s u b j e c t . 



TO: C h r i s Clam p &  P r o j e c t Grou p 
FROM: G le n Ohlun d 
DATE: Jun e 6 , 199 4 
RE: P r o j e c t Updat e 

MAY 4T H MEETIN G WIT H HARVAR D 

The Ledg e S i t e Commit te e me t w i t h H a r v a r d o n Ma y 4 t h t o d i s c u s s 
i s s u e s an d r e p o r t o n p r o g r e s s . H a r v a r d ha s agree d t o p rocee d w i t h 
t h e p r e l i m i n a r y s i t e assessment . H a r v a r d a l s o agree d t o a s s i s t 
w i t h a d d i t i o n a l f u n d i n g o f $ 2 8 , 0 0 0 . Th e NH S Ledg e S i t e Commit te e i s 
e x p e c t e d t o matc h t h i s amoun t t h r o u g h o t h e r s o u r c e s . 

COMMUNITY WORKSHO P 3 

On Ma y 2 1 s t , s i x t y p e o p l e a t t e n d e d t h e T h i r d Communit y Workshop . 
They responde d t o deve lopmen t p l a n s p roduce d b y Goody , C lanc y & 
A s s o c i a t e s t h a t wer e base d o n e a r l i e r communit y i n p u t . Thos e i n 
a t t e n d a n c e Ma y 21s t na r rowe d t h e deve lopmen t p l a n s f o r t h e " B o w l " 
down t o tw o c o n c e p t u a l p l a n s t h a t i n c l u d e d a d d i t i o n a l r e t a i l , 
o f f i c e , an d s t r u c t u r e d p a r k i n g . Th e m a j o r i t y o f t h o s e i n 
a t t e n d a n c e v iewe d t h e " T o p " o f t h e Ledg e S i t e a s v a l u a b l e ope n 
space t h a t s h o u l d b e p r e s e r v e d . Peop l e o f M i s s i o n H i l l hav e 
commi t t ed man y hou r s d u r i n g t h i s p roces s i n t h e e f f o r t t o 
r e v i t a l i z e t h e Br igha m C i r c l e commerc ia l d i s t r i c t . 

FINANCIAL CONSULTAN T HIRE D 

The Ledg e S i t e Commit te e ha s r e t a i n e d t h e s e r v i c e s o f B y r n e -
McKinney t o d e t e r m i n e f i n a n c i a l f e a s i b i l i t y f o r t h e d i f f e r e n t 
deve lopment o p t i o n s . Th e Ledg e S i t e Committe e i n t e r v i e w e d t h r e e 
f i r m s f r o m t h e t e n t h a t s u b m i t t e d p r o p o s a l s . A d d i t i o n a l l y , t h e 
f i r m ha s r e c e n t l y comp le te d marke t s t u d i e s o f t h e M i s s i o n H i l l 
community t h a t w i l l p r o v e u s e f u l . 

INSTITUTIONAL EMPLOYE E SURVE Y 

A s u r v e y w i l l b e conduc te d t h r o u g h a re a i n s t i t u t i o n s i n t h e 
Longwood M e d i c a l A re a t o d e t e r m i n e i n f o r m a t i o n abou t employe e 
s p e n d i n g p a t t e r n s an d p e r c e p t i o n s i n t h e Br igha m C i r c l e Commercia l 
D i s t r i c t . Th e Ne w Eng lan d B a p t i s t H o s p i t a l ha s a l s o exp resse d a n 
i n t e r e s t i n p a r t i c i p a t i n g i n a n Employe e Survey . 

GROUP TAS K FORCE/LEDG E SIT E COMMITTEE/CONSULTAN T MEETIN G 

On Jun e 8 t h , a  m e e t i n g w i l l b e h e l d t o summariz e Worksho p T h r e e , 
g e t a t i s s u e s an d q u e s t i o n s t a s k f o r c e s m i g h t b e d e a l i n g w i t h , an d 
i n t r o d u c e f i n a n c i a l c o n s u l t a n t Pamel a McKinney . Ther e w i l l n o t b e 
any deve lopmen t d e c i s i o n s mad e a t t h i s m e e t i n g , t hes e w i l l occu r a t 
Community Worksho p 4 . Th e i d e a i s t o ge t t h e t a s k f o r c e s t o g e t h e r 
t o s t a r t w o r k i n g o n ho w t h i s m igh t a l l f i t i n on e deve lopmen t p l a n 
t h a t ha s b r o a d - b a s e d communit y s u p p o r t . 



COMMUNITY WORKSHO P 4 

The f i n a l Worksho p i n th e Secon d Phas e o f Th e Ledg e S i t e Communit y 
Planning Proces s w i l l b e he l d Saturda y Jun e 18t h fro m 12:0 0 u n t i l 
3:30 a t th e Tobi n Communit y B u i l d i n g . Issue s o f massing , d e n s i t y , 
and pa rk in g w i l l b e d iscusse d a t t h i s Workshop . I f yo u haven ' t 
been t o on e o f th e Workshops , i t ' s no t to o l a t e t o ge t i n v o l v e d . 
I f yo u hav e bee n a t t e n d i n g , b e sur e t o b e o n han d a s w e cont inu e t o 
b u i l d a  redevelopmen t p la n f o r th e Ledg e S i t e t ha t w i l l t rans fo r m 
Brigham C i r c l e ! 

QUESTIONS FO R CHUC K TURNER : 

I t appear s t h a t the r e w i l l b e a  l u l l i n t h i s p lann in g proces s ove r 
Ju ly an d August . F inanc ia l proforma s nee d t o b e develope d an d 
meetings i n th e Summe r w i l l no t b r i n g a s man y peopl e toge the r . I 
would a ls o l i k e t o tak e som e t im e o f f i n Ju l y t o regroup . M y 
ques t ion i s t h i s : Ho w d o w e ma in ta i n momentu m i f s t a f f hour s ar e 
decreased an d res iden t p a r t i c i p a t i o n i s a t a  l u l l . W e nee d th e 
support o f th e communit y i n orde r t o procee d w i t h an y developmen t 
p l ans . Mayb e w e hav e a  pa r t y o n th e s i t e i n Augus t t o than k thos e 
who hav e bee n i nvo l ve d an d logge d man y hour s dur in g t h i s process?? ? 

I a m a lso concerne d abou t th e lac k o f p a r t i c i p a t i o n b y Miss io n Mai n 
and A l i c e Haywar d Tay lo r Apartmen t r e s i d e n t s . W e d o n ' t see m t o ge t 
much ass is tanc e th roug h th e Tenan t Tas k Forc e Member s ( I be l i ev e 
they ar e overcommitte d w i t h developmen t i s s u e s ) . D o yo u hav e an y 
i n d i v i d u a l con tac t s o r idea s f o r g e t t i n g res iden t s o f thes e area s 
involved??? 

The Ledg e S i t e Committe e ha s som e ver y s t ron g p e r s o n a l i t i e s 
i n v o l v e d . I  f e e l som e o f thes e peopl e ar e a l read y becomin g f e a r f u l 
t h a t t h i ng s ar e ou t o f t h e i r so l e c o n t r o l . W e d o n ' t wan t t o los e 
them, no r d o w e wan t t o a l i e n a t e newcomers . Yo u kno w Miss io n H i l l 
Chuck, wha t woul d yo u suggest?? ? 
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I a m enc los in g a n a r t i c l e fro m th e communit y newspape r abou t ou r 
l a s t workshop . W e hav e a  p la n f o r th e 9. 3 acr e "Ledg e S i t e " t h a t 
has broa d communit y suppor t an d i s f i n a n c i a l l y v i a b l e . Th e Ledg e 
S i t e Committe e wa s p lann in g t o tak e th e Summe r o f f bu t ha s 
d iscovered j u s t ho w muc h wor k need s t o occu r betwee n no w an d th e 
f a l l . Th e b igges t ques t io n appear s t o b e aroun d wha t th e 
development e n t i t y w i l l loo k l i k e an d ho w NHS , a c t i n g o n beha l f o f 
the community , ma in ta in s th e desig n i n t e g r i t y develope d ove r th e 
l a s t tw o years . 

A d d i t i o n a l l y , w e nee d t o r a i s e a d d i t i o n a l fund s t o acqu i r e th e 
se rv i ces o f consu l tan t s f o r T r a f f i c / P a r k i n g , Landscap e Design , 
Ma rke t i ng , and , o f course , s t a f f . 

Needless t o sa y th e summe r i s hea t in g up . W e w i l l g i v e res iden t s 
some brea k fro m th e 3  Hou r workshop s ove r th e Summe r s inc e the r e i s 
no a i r c o n d i t i o n i n g i n M iss io n H i l l meet in g p laces . Th e f i n a l 
conceptual p la n w i l l b e presente d t o th e communit y i n Mid-Septembe r 
a t a  c e l e b r a t o r y event . 



To: CE D Pro jec t Grou p FR : Gle n Ohlun d 
RE: En d o f Summe r Pro jec t Updat e DATE : 9/9/9 4 

I t seem s l i k e i t ' s bee n month s s inc e I ' v e bee n On-Line . Th e 
Summer ha s invo lve d a l o t o f behin d th e scene s wor k o n th e Ledg e 
S i t e Communit y Plannin g Process : G r a n t w r i t i n g , Meeting s w i t h C i t y 
O f f i c i a l s an d Ledg e S i t e Committe e d iscuss ion s abou t wha t r o l e 
NHS w i l l p la y i n th e developmen t team . 

On Septembe r 7 , w e hoste d Congressma n Jo e Kenned y o n a  wa lk in g 
t ou r o f th e s i t e . W e nee d a l l o f th e p o l i t i c a l duck s work in g f o r 
us t o mak e t h i s developmen t a  r e a l i t y . Las t wee k w e me t w i t h th e 
D i r e c t o r o f th e Bosto n Redevelopmen t A u t h o r i t y , Mar is a Lago . Sh e 
had bee n o n a  tou r o f th e s i t e i n th e Spr in g bu t acte d a s i f sh e 
d i d n ' t kno w u s o r any th in g abou t th e process . I  w i l l us e som e 
type t o ven t her e r a t h e r tha n c las s t i m e . . . . I  a m amaze d a t ho w 
slow th e C i t y i s t o respon d t o t h i s developmen t p l a n . Ther e i s 
ha rd l y an y neighborhoo d developmen t happenin g i n Boston . I  woul d 
expect t ha t th e C i t y woul d wan t t o b e o n boar d a t t h i s stag e i n 
the game . On e Committe e membe r suggeste d tha t i f Ra y Flyn n wer e 
s t i l l Mayor , th e C i t y woul d no t on l y b e i n v o l v e d , the y woul d hav e 
at tempted t o co-op t th e proces s an d program . I  t h i n k I  woul d 
r a t h e r hav e tha t proble m t o dea l w i t h r a t h e r tha n n o suppor t f ro m 
C i t y H a l l . 

The p r i n c i p a l Tas k f o r ce s tha t hav e bee n meet in g ove r th e summe r 
are th e Ope n Spac e and  T r a f f i c &  Park in g groups . Base d o n 
community des ign , th e e n t i r e to p o f th e s i t e (approx . 6  acres ) 
w i l l b e main ta ine d a s passiv e ope n space . Thi s grou p o f 5- 6 
ene rge t i c member s hav e bee n th e mos t a c t i v e o f a l l th e Tas k 
Forces. I  a m convince d tha t t h i s i s becaus e the y wer e a l read y 
open spac e advocate s an d a  s i g n i f i c a n t numbe r ar e abu t t e r s t o th e 
area planne d f o r t h i s use . 

The T r a f f i c &  Park in g Tas k Forc e ha s develope d a s mor e o f a 
rev iew committee . The y hav e mad e man y soun d suggest ion s f o r 
issues tha t nee d t o b e addressed . Thes e p o i n t s w i l l b e a  goo d 
founda t ion f o r th e RF P f o r a  t r a f f i c an d pa rk in g consu l tan t t o g o 
out t h i s f a l l . 

Harvard i s expecte d t o begi n t h e i r env i ronmenta l t e s t i n g t h i s 
week. I  be l i e v e tha t t h i s wa s on e hurd l e t ha t w e woul d neve r ge t 
over . Th e r e s u l t s w i l l determin e wha t need s t o b e don e a t th e 
s i t e f o r c lean-up . Th e p o s s i b i l i t i e s rang e fro m no th in g t o 
expenses o f s o i l remova l an d mon i t o r i n g equipment . Thes e 
expenses w i l l b e f o l de d i n t o th e lan d cos t s f o r whoeve r i s th e 
land owner . Mor e an d mor e i t look s l i k e t h i s won ' t b e NHS . I 
would l i k e t o se e NH S secur e UDA G o r o the r p u b l i c monie s tha t 
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W e l l , I  s u r v i v e d a n o t h e r mont h a t NHS . N o goo d new s o n t h e g r a n t s 
f r o n t , b u t NH S i s p a y i n g m e t h r o u g h t h e mont h ou t o f t h e Genera l 
A c c o u n t . A s i d e f r o m f i n a n c i a l d i f f i c u l t i e s , w e g o t ou r f i r s t 
p o s i t i v e p i e c e f r o m t h e Bos ton Glob e l a s t week . I t ha s ha d a  r e a l 
p o s i t i v e e f f e c t o n t h e Ledg e S i t e Commit te e an d s t a f f . M y conce r n 
i s t h a t w e c a p i t a l i z e o n t h i s E d i t o r i a l w i t h C i t y Governmen t o r i t 
i s j u s t a n o t h e r f e e l goo d s t o r y . I t d i d e x p e d i t e a  m e e t i n g w i t h 
Mayor Men ino , no w s c h e d u l e d f o r Tuesday , 1 0 / 1 8 . W e w i l l b e a s k i n g 
h im t o mak e s o l i d commitment s t o h e l p u s g e t t h i s p r o j e c t t h r o u g h 
p redeve lopmen t an d i n t o c o n s t r u c t i o n . Th e C i t y i s p r o b a b l y ou r 
b e s t ke y t o e q u i t y i n t h e p r o j e c t . 

2 Tas k Force s c o n t i n u e t o meet . Th e Ope n Spac e Tas k Fo rc e i s 
w o r k i n g t o d e v e l o p s c e n a r i o s f o r t h e ope n spac e component s o f t h i s 
concep t p l a n . Th e Commercia l Us e Tas k Forc e i s w o r k i n g t o o r g a n i z e 
l o c a l b u s i n e s s owner s i n s u p p o r t o f t h e s i t e d e s i g n . I  hav e me t 
w i t h som e r e s e r v a t i o n s f r o m t h e Ledg e S i t e Commit te e abou t t h i s 
s t r a t e g y . The y f e e l t h a t i t end s u p d o i n g mor e f o r t h e b u s i n e s s 
owners t h a n u s . I  b e l i e v e on e o f t h e reason s M i s s i o n H i l l g e t s 
i g n o r e d s o o f t e n b y C i t y H a l l i s t h a t t h e r e i s n o o r g a n i z a t i o n o f 
p o l i t i c a l f o r c e s . Onc e c o n v i n c e d o f t h e p r o j e c t ' s m e r i t s , b u s i n e s s 
owners ca n becom e a  powe r t o r e c k o n w i t h a t t h e c i t y l e v e l . 












