MEMORANDUM

TO: DANIEL GRABAUSKAS

FROM: JENNIFER LOUISE WARNER

SUBJECT: MAVERICK STATION REHABILITATION
DATE: 11/13/2009

CC: JUSTIN HOLLANDER

MR. Grabauskas.

I recently attended a meeting regarding the Maverick Station Rehabilitation Project in
East Boston. I would like to extend my comments and recommendations regarding the MBTA’s
regional management strategy based on what I observed at that meeting along with relevant

readings and planning expertise.

Observations and Comments

The first observation I made was that the meeting was well advertised in the community and
therefore well attended. On the MBTA website, the meeting announcement was easy to navigate
to and the information was accurate and up to date. Within the Maverick Station, signs were
posted to confirm the date and location of the meeting, which were helpful. As a result, the space
the meeting was held in was packed. The staff at the meeting was also very well organized and
was able to manage the attendees well. The presentation began with the Project Manager
describing the status of the construction of the project, which he did in a very thorough manner.
However, he wasn’t able to get through the entire prepared presentation, as community members
raised concern over matters that weren’t entirely related to the project. The community, while

interested in the upgrades to the station, had other concerns regarding mass transit that needed to



be addressed. For example, many women complained about the frequency of a particular bus
line, and problems they have experienced with its failure to adequately stop and wait to see if
there are any passengers. They noted they have often missed the bus due to its failure to wait for
them. They were also concerned about the new terminal’s failure to provide an outdoor covered
space for them to wait for the bus. They noted the proposed vestibule would exacerbate the
problem they are already experiencing. ILocal business owners were very concerned with the
impact construction of the terminal had on their business. They suggested playing automated
reminders on the train and/or in the terminals to remind passengers to support local businesses.
People were concerned about the impact of the construction on the air quality around the site.
One citizen was concerned about the fumes, and another was concerned about the noise near her
friend’s home that she frequents. Many people expressed their disdain for the MBTA noting
they felt slighted and that the MBTA doesn’t care about the citizens of East Boston. They feel
like they aren’t getting what they were promised, and that it is too little too late. The project
manager from the MBTA seemed to get frustrated by the fact that he was trying to explain the
construction of the terminal, and ended up fielding questions about the bus schedule. They also
had two public relations people at the meeting who were serving as community liaisons and
seemed to field those public concern questions, but reminded the community that we were here
to get updates on the terminal.

Based on these observations, I have a few comments. First, more could be done to help
citizens understand the construction of the station — many appeared confused about the process.
I understand that it is pretty difficult to explain the complexity of a construction project to most
people, but some simplified diagrams, rather than the more technical presentation drawings,

would have been helpful to put the citizens more at ease so they understands the steps that have



been taken and the steps that need to be taken. Perhaps a flow chart that outlined the steps
involved with completing the project, along with information regarding where the project was on
the char would be a good way to visually communicate the information to the citizens. It would
empower the public to better understand where the project is going. Second, many people
expressed their disdain for the MBTA as they perceived East Boston to be a neighborhood
constantly overlooked. However, if one researched the amount of money that went into this
project compared to other MBTA rehab projects, it would become clear that the amount of
money invested into the project is comparable to other projects in the city. Providing a list that
showed this would ease the perception of the public that they are being overlooked. Finally, other
issues appeared to be more important to the community that had not been previously addressed.
This indicates that the people do not feel like their issues are being addressed, and so they take
any opportunity to express them, even if it is not topic appropriate. Increased outreach to the
citizens of East Boston is necessary in order for projects to be better received.

I would like to offer a few additional suggestions not previously addressed. First,
construction schedules are very important to try to adhere to as much as possible in order to
maintain the confidence of the community in the project. While the setbacks were indeed
understandable to some, others felt like these setbacks further indicated that the MBTA did not
care. Also, this was the first time people were provided an explanation as to why the setbacks
occurred. Publishing this information as its happening in the local paper is a good idea to keep
the public confidence up. Also, people pointed out some fundamental needs they had in a station
that were not considered in the design of the station, such as the lack of covered outdoor space

that would allow them to be visible to oncoming buses in inclement weather. Involving the



community during the design process of the station would have ameliorated the disconnect the

community felt with the final design.

Research and Readings

To prepare for this meeting, I did some background reading of relevant documents
published by the MBTA in recent years. I wanted primarily to understand the role this particular
project played in the regional strategy, how it upheld the MBTA’s goals, and enhanced service to
the citizens of Boston.

The first document of interest was the MBTA Capital Investments Program for
Fiscal Year 2006-2011. The purpose of this document was to reveal which components of the
vast MBTA operation would receive what level of capital investment, at what time and for what
reason. Not surprisingly, the Maverick Station project was listed, and it delineates the Rehab of
Maverick Station as being a funded project to upgrade and replace components to increase
reliability, reduce maintenance, to make surface area upgrades and to meet modern ADA
requirements. The most important component of this was that the project was deemed as being
“funded” and not a project in the distant pipeline. It would assure citizens two years ago when
this report was published that the Maverick Rehab was not an “if” but a “when”. Therefore, this
document provided evidence that the resources were there to ensure the completion of the
project.

The second document of interest was Accessibility Brochure from March 2005. While
it is understood that this document was a condensed version of information designed as
community information, it still revealed many important things about the MBTA’s regional

commitment to accessibility. This document first determines ADA requirements as top priority



for MBTA, then illuminates the specific changes made to the stations for ADA compliance,
including the changes made at Maverick. One cannot be certain, but it can be ascertained from
this material that adhering to ADA requirements was the genesis for the Maverick improvements.

The final document I reviewed in light of this meeting was the Program for Mass
Transit Report, January 2004. As I have come to learn, the PMT is the foundation for transit
infrastructure planning and programming in eastern Massachusetts. The PMT is created in light
of the research and recommendations set forth by the regional Metropolitan Planning
Organization (MPO) that analyzes regional transportation infrastructure and services. The MPO
is responsible for a portion of the State’s Transportation budget and has a significant role in any
region, particularly here in eastern Massachusetts where transportation is more complex and vital.
The PMT defines a vision for regional mass transportation and sets priorities for infrastructure
investments in the areas of system preservation, service enhancement, and system expansion,
without financial constraints. This document was very insightful to understanding first the
priorities of all transportation modes, and how these priorities guide each organization into
determining what their particular role in this web is. For example, the previously established
priority of expanding service through enhanced accessibility was determined largely in this PMT.
Understanding these relationships is vital to understanding how and when changes in the region
are made, and ensuring that these decisions are made in light of a regional context. More
specifically, the PMT determined that the Blue Line experienced higher levels of overcrowding
due to the lower capacity of the individual trains, thus determining that purchasing longer trains
would help provide better service to the riders. This recommendation lead directly to the
individual train enhancements at Maverick Station. This example illuminates the relationship

between the regional outlook and the local needs. While the regional perspective is again



important to ensuring overall quality and success, making sure it relates back to the local level and

is executed in each project is important to achieving the aforementioned goals.

Analysis and Recommendations

I would finally like to add my analysis and recommendations of the MBTA in respect to
how the organization is performing on a regional level, how well it matches resources with
regional problems, and what regional planning tools the MBTA could employ to enhance their
effectiveness as a planning agency.

First, The MBTA has outlined specific regional goals in the most recent PMT:
Accessibility as regional priority, Reduce environmental impacts, Support environmental justice
and Strengthen regional economic vitality and competitiveness. As previously mentioned, the
MBTA arrives at these goals in accordance to recommendations from the MPO as well as
internally via studies and consumer concern. Of these four goals, only two are adequately met
through the project at Maverick Station. Making sure these overarching goals are met on each
project is important to ensuring that the larger goals are always being met.

Obviously, improving the station for accessibility has been determined to be met with
this project. Less obvious but no less significant is strengthening economic vitality and
competitiveness. While I am assuming this goal is meant looking at the region, an argument could
be made that this project accomplishes this goal also on a neighborhood level. Of the
neighborhoods in Boston, East Boston has been one of the last neighborhoods to undergo its
“hip” phase, or the period of time when a lot of people move to the neighborhood as it is
considered “up and coming”. East Boston, while it could be argued is beginning and enduring

this phase now, has been previously hampered by proximity to the airport and industry, as being



disconnected from the City, and as lacking the amenities other neighborhoods are able to offer
mainly due to proximity to downtown. Therefore, the neighborhood suffers, and this is not lost
on the citizens who come to meetings complaining they feel slighted by the MBTA as not paying
attention to East Boston. Enhancing the station encourages more people to perceive East Boston
as a more viable neighborhood that really is very close to downtown. The neighborhood becomes
more vital and competitive to just the citizens of Boston. As people are being pushed out of the
trendier and expensive neighborhoods like Charlestown and the North End, many look to East
Boston as a more affordable alternative, and this is enhanced by improvements to the mass
transit that is so important to maintaining a competitive neighborhood.

Still further is understanding the relationship between the improvements to Maverick
Station and the region’s desire to strengthen economic vitality and competitiveness. While it is
often like comparing apples to oranges, the other comparable cities in the northeastern United
States are often compared to one in other in terms of transportation. While New York City is
highly dense and encompasses many boroughs, the City is sustained by a fantastic mass transit
system that is reliable, efficient and extensive. Boston, in comparison, falls behind as the system is
seemingly more outdated and less extensive. In major cities, the quality of mass transit has a
direct link to its economic vitality, and where Boston’s transportation system leaves much to be
desired, it can be understood that the economic vitality of the region might also suffer.
Therefore, the region is not able to compete with other regions, including the New York region.
Therefore, improvements like what is happening at Maverick Station are imperative to reaching
this goal.

The other two goals, which were to Reduce environmental impacts and Support

environmental justice, were not addressed as well through this project. While any improvements



to infrastructure invariably allow for improvements to be made, nothing in this project
specifically spoke to reducing the environmental impacts the station or the riders would have. No
component in the construction met LEED standards, there wasn’t any information regarding
reuse of materials, proper construction waste management, or employment of environmentally
sensitive building materials or practices. The project seemed very much business as usual, which
is a shame as this could have been an opportunity to embrace new technology and building
practices. It also could have been an opportunity to encourage the regional goal in a smaller scale
project. Along the same lines, there is little afforded for environmental justice. Understandably,
environmental justice can refer to a few things, including ensuring equal access for all to the
goods and services needed by all, and under this definition, the project could be determined to
meet this criteria. After all, the improvements to the station encourage the citizens of Boston
proper to utilize all of the components of the City. However, from a purely environmental
prospective, the project does little to support environmental justice.

It is understandable that not every project can meet the regional goals, but they should
make a decent effort. I recommend that this and other projects should employ more sustainable
materials and practices as we are upgrading for ADA compliance. It would save the trouble of
having to go back in 20 years to meet sustainable requirements. Still, despite these drawbacks and
setbacks, the project at Maverick Station is being achieved with the MBTA’s full commitment
and is in line with the regional priorities to the best extent it can.

Finally, I would like to discuss three regional planning tools the MBTA could employ to
enhance their commitment to the citizens of Boston and the region, to meet their goals, and

ensure the vitality of the region well into the future.



The first is Community Design Options. As previously noted in the account of the
meeting, there seemed to be a significant disconnect between the station’s design and the needs
of the people who would be using it. This tool is similar to the tools employed during planning
projects, which include community meetings and events called “charettes”. These charettes are
normally held on a weekend, and project managers, planners and others lead visioning processes
where the citizens in the community look at the designs presented by the professionals, and have
the opportunity to comment on them while the project is still in its design phase. It is nearly
impossible to anticipate the needs of the community, particularly if you are not from there, so it
is imperative to the success of the project to engage those who will become the users to ensure
their needs are met. The citizens will feel a part of the design, will take greater pride in the project
when it is completed, and be less likely to vandalize the project. The project has a greater
likelihood of being successful, simply by getting the citizens involved. Based on the comments
made at the meeting, the biggest oversight was the lack of outdoor, covered space in the new
station design which would allow people to wait for the bus, out of the elements but still visible
to oncoming bus traffic. For future projects, this should be done. While it seems very site
specific, adopting this as a regional standard ensures that on the aggregate, all station
improvements reflect the needs of the local community and thus the region over all is enhanced.

The second regional planning tool is Transportation Concurrency. This is the idea that
transportation elements are considered prior to a project being constructed. In Europe, this
concept has been actualized. Before a new development is constructed, the very first thing to be
considered and built is extension of mass transit to the area or a viable link to existing mass
transit. Further, in the City of Boston, there are requirements that large scale commercial projects

that are development impact projects must pay a fee per square foot to be paid to the Boston



Redevelopment Authority to help pay for housing and job mitigation programs. This was
designed to offset the impact of displacing affordable rate housing with commercial
development, which invariably drove up the cost of living in the City as the housing stock
declined but demand grew (namely from the jobs the commercial development created.) Also, in
Florida, concurrency is a component of the Growth Management Act, and it requires that basic
utilities be extended to each new development first and collectively, which has actually allowed
for higher densities due to the concept of economies of scale. The idea has recently been
furthered to include planning for and building schools based on the number of school aged
children each development is expected to house over a period of time. This is in response to the
severe overcrowding issue Florida’s public schools currently face. In Massachusetts, the concept
of Transportation Concurrency can be achieved by combining components of all three of these
examples. First, the region should mandate that projects of significant impact be serviced by mass
transit. This would exhibit the region’s goal of reducing environmental impact by ensuring that
new developments have access to mass sustainable transit first, instead of waiting for it to come
down the line. The region can pay for this by adopting a similar exaction fee to the developers
who already pay for housing and job mitigation provisions. While adding more fees to the
bottom line of a project could in fact deter development as the increase in the cost of
construction would offset the potential profit the developers are currently used to in order to do
business, the other two exaction fees could be adjusted so that the overall amount stays the same.
With this money, the European and Florida model of requiring the service at the beginning of
construction would actually make extending service more viable, as the economies of scale that
aid developments in Florida would be true here as well. This regional planning tool would help

achieve the environmental goal, as well as ensuring the region’s viability and competitiveness. No
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longer will suburbs be cut off from the financial vitality of the downtown region. Time lost by
automobile commuters would be salvaged as mass transit whisks suburban dwellers into the city
with much greater ease. Most importantly, the commitment to mass transit by the region will
ensure our competitiveness with other major cities in the northeastern United States, allowing us
to attract businesses and jobs.

The final regional planning tool the MBTA should consider is Priority Funding Areas.
Most importantly, these areas should be equitable in determining what these priority funding
areas are so that members of communities will not feel slighted. A consistent theme throughout
this commentary has been the reactions of the citizens to the project, and what can be done to
help mitigate the situation experienced at the meeting. While it is understandable that not every
member of the community can be satiated all the time, significant efforts can be made to help
ensure the best possible reaction to changes in the community.

One of the misconceptions the public had was that East Boston was overlooked when it
came to priority funding. They felt as if the MBTA did not care about them and allowed their
station to fall into disrepair. Traveling throughout the city, I can imagine how they would feel
seeing the changes and improvements to more visible stations in the city, such as Copley and
Arlington Stations, and not their own. However, the amount of money being spent on the
Maverick Station Rehab was significant, in the top tier of monetary commitments the MBTA is
making to the stations. As stated before, making the citizens aware of the financial commitment
the MBTA is making to East Boston respective to the other stations would help ameliorate these
misconceptions. Still, there remains the issue of timing. While the money might be equal, the
other stations did receive the green light long before the Maverick Station and other Blue Line

improvements. It is hard to say exactly why, but one could surmise that the ridership on the
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Green and Red Lines is higher than the Blue Line, both my citizens and tourists. The majority of
Boston’s tourist attractions and major universities lie along these two lines. Therefore, in order to
maintain an active tourist service and serve the millions of students that descend upon Boston
each year, the MBTA must place a priority on keeping these stations as nice and state of the art as
possible. Still, that doesn’t give the MBTA a pass for overlooking the 37,000 people living in the
neighborhood. The city is only as strong as its weakest neighborhood, and funding should be in
place to ensure that the entire city rises together, and to help repair disparities between
neighborhoods. The region has a goal to ensure economic vitality and competitiveness, and it can
accomplish this goal through the aforementioned tools and also through priority funding areas.
Also, failing to do so does become an issue of environmental justice, as no group of people
should be overlooked and left with sub-par transportation and relegated to endure environmental
hardship. Implementing this tool would help keep the MBTA on track with its regional goals and
priorities.

Based on my observations of the meeting at Maverick Station, analyzing the relevant
documents to the situation, and considering some regional planning tools, it can be determined
that the MBTA is working well with what resources they have. It is great to see that an individual
project is taking on many of the established regional goals and priorities. Still, regional goals are
met through aggregate local practices, so work does need to take place in managing local
participation and communication. Further, implementing progressive practices now like
transportation concurrency is vital to anticipating the changes facing the region in the coming
decades. It would help maintain our competitive edge, and maintain the commitment to
environmental sensitivity. Also, implementing progressive building practices and materials is vital

to ensuring a sustainable infrastructure.
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Thank you, Mr. Grabauskas, for considering the comments and recommendations I

have made regarding the Maverick Station Rehab Project and the MBTA as a whole.

Sincerely,

Jennifer Louise Warner
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