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I. Update

II. Public Realm & Offset Strategy

III. Development Sites and Public Realm Opportunities 
a. Baseline Ch. 91 build-outs
b. Long Wharf Marriott Addition
c. Hook Lobster Site
d. Harbor Garage

IV. Next Steps

V. Comments and Questions

Agenda
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Update
• Economic analysis update anticipated by the end of this month

• Presentation to the Downtown Waterfront MHP Advisory 
Committee anticipated on April 13, 2016
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Regulatory Framework
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Public Realm and 
Offset Strategy
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Setting Priorities for the MHP

Public Benefits:
Public Realm Plan
Public Benefits should focus on:
• Activation of the Waterfront 

(programming)
• Access to the Waterfront (physical 

improvements)
• Open space on waterfront
• Access to the water’s edge 

(paths, views, etc.)
• Water-dependent use and water 

transportation
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For the Downtown Waterfront, we envision:
• A waterfront district accessible to all by bike, transit, foot, or boat.
• Clearly defined connections to the Greenway, the harbor, Quincy Market, the 

North End, the Financial District, and the Innovation District. 
• A district and watersheet that are resilient to climate change, designed 

and built to withstand inundation and storm surges.
• Four-season destinations and programming that are welcoming to 

Bostonians and visitors of all ages. 
• A district and watersheet that is flexible enough to accommodate 

innovative uses in the future.
• A strong identity for this section of the waterfront, so it is a destination in 

and of itself.

Revisions

Vision
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Revisions

Subdistrict Character and Goals
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Revisions

Long and 
Central 
Wharves

Touch the 
Water
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Revisions

Rowes Wharf 
and India 
Row

Link the 
North to 

South, and 
East to 
West
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Revisions

Northern 
Ave.

Gateway 
to the 

Innovation 
District



12for the Boston Redevelopment Authorityand Durand & Anastas Environmental Strategies MHPAC Meeting  – March 9, 2016

Revisions

Implementation
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Revisions

Implementation
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Offsets should focus on:
1. On-site improvements
2. Improvements to identified priority 

areas, such as Special Public 
Destination Facilities (SPDFs)

3. Connectivity improvements (to and 
from the city and along the water)

4. Area-wide improvements (e.g., 
management of public space, 
wayfinding, operating issues)

Setting Priorities for the MHP

Public Benefits: 
Prioritizing an Offset Strategy
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District-wide Urban Design Issues

Existing Shadows

Area not under 
continuous 1 hour 
shadow on 23rd Oct

October 23rd

8:00 am to 5:00 pm
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District-wide Urban Design Issues

Public Realm

Area not under 
continuous 1 hour 
shadow on 23rd Oct

October 23rd

8:00 am to 5:00 pm
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District-wide Urban Design Issues

Public Realm Priority Areas

Northern 
Avenue

Harborwalk
Connection

Chart House 
parking lot

Long Wharf 
Compass

Old Atlantic 
Ave

BRA-owned 
plaza
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District-wide Urban Design Issues

Public Realm Prioritization Strategy
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Development Sites
Public Realm Opportunities
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Downtown Waterfront: Proposed Maximums for Development Sites

Ch. 91 Baseline

145’

105’

Harbor Garage Site

Total GSF: 297,550

Building Footprint: 28,500 SF 
Total parcel size: ~57,000 SF

Hook Lobster Site

Building Footprint: ~10,000 SF
Total parcel size: 20,056 SF

55’

Long Wharf Marriott

Predates Chapter 91.

Note: These 
images are not at 
the same scale. 
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Long Wharf Marriott
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Downtown Waterfront

Historic and Public Realm Assets: Long Wharf
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Downtown Waterfront

Historic and Public Realm Assets: Long Wharf
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Create Visible and Legible Links/Create View Corridor to the Water
• Concern over general extent of lot coverage, and pedestrian pinch points on 

north side of Long Wharf 
• Open space offsets should not involve improvements to interior public 

spaces, rather they should relate to broader open space resources in the 
area such as the Greenway, CCP, and Long Wharf 

Add Ground Level Programming and Porosity
• More music and activation in the area 
• New retail and restaurant must be public and function to activate the area 
• Improved definition to the passageway through the hotel
• Important to maintain quiet, contemplative areas along the waterfront

Downtown Waterfront: Long Wharf Marriott

What we heard from the MHPAC and the public
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Improve Hardscape and Add Interpretive Information/Designated Drop-off 
and Pick-up Areas
• Improve traffic and vehicular circulation – better clarify vehicular and 

pedestrian zones

Unified Wayfinding and Intelligent Transportation System (ferries)
• Improve facility, pedestrian, ferry and transit signage 
• Improve legibility of HARBORWALK, wayfinding, and better lighting 

Increase Facilities for Commuters and Transit Passengers
• Improve functionality of the area as a water transportation hub and support 

water transit 
• Better organization of trolley ticketing facilities 

Create a Permanent Harbor Islands Gateway
• Establish a Harbor Islands Gateway as part of Marriott expansion

Downtown Waterfront: Long Wharf Marriott

What we heard from the MHPAC and the public
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Christopher 
Columbus Park

NEAq

255 
State 
Street

Long Wharf Marriott

Downtown Waterfront
Long Wharf Marriott
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Parcel ~ 107,893 SF 
From Assessing Online - City of 
Boston, excluding MBTA Easement

MBTA Easement ~ 6,230 SF

Marriott lot coverage ~69,360 SF

Long Wharf Marriott

Existing Building Footprint
~64% lot coverage
~36% open space

Parcel ~ 13,200 SF

Downtown Waterfront
Long Wharf Marriott
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Central and Long Wharves: Opportunities

Activate with dining and 
outdoor seating

Activate edges

Create a shared zone to better accommodate ferry 
passengers and vendors

Activate ground-level with public programs

Improve plaza

Improve the open 
space and activate it 
with pedestrians and 
seating 

Strengthen connection to the North End

Create water transportation 
connections to the Innovation District, 
Children’s Museum, etc.

Improve plaza; 
coordinate with 
other projects

Downtown Waterfront: Long Wharf Marriott
Public Realm and Watersheet Activation Plan 
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Create new retail edge 
to define and enhance 
the HARBORWALK 
and access to ferries. 

Harbor Islands 
Gateway, ferry 
waiting room, 
and rest rooms

Improve linear walkway from 
the Rose Kennedy Greenway 
to Long Wharf

Develop parking and traffic 
management plan for taxis, drop-off, 
queuing, etc., to better emphasize N-
S connection and improve traffic flow

Improve 
Atlantic Ave. 
facade with 
retail and 
architectural 
improvements

Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott:
Oct. 2014 Revisions

Improve linear walkway from 
the Rose Kennedy Greenway 
to Long Wharf

Highlight Walkway.
Use indoor / outdoor continuous paving 
treatment or other features to emphasize 
the N-S connection.
Clearly defined interior passageway with 
some possible expansion of retail.

MHP to include 
BRA parking lot 
as open space, 
improvements 
to the end of 
Long Wharf, 
and other open 
space n space 

Reduce footprint and 
reshape to prevent 
pedestrian bottlenecks & 
improve views 

Reduce footprint and 
reshape to prevent 
pedestrian bottlenecks & 
improve views 

Revised Proposal Footprint
~80% lot coverage
~20% open space

Existing Building Footprint
~64% lot coverage
~36% open space

Presenter
Presentation Notes
Approx 17,450 SF addition
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Hook Lobster Site
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Downtown Waterfront: Hook Lobster Site

Hook Lobster Site
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Downtown Waterfront: Hook Lobster Site

What to preserve or enhance? 
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“If redevelopment of this parcel were proposed in the future, 
consideration should be given to the extension of the proposed 
floating walkway system from 470 Atlantic Avenue below the 
Evelyn Moakley Bridge northwards across the frontage of this 
property with a possible link to the street level at the location of 
the Old Northern Avenue Bridge. This link would provide an 
enhanced connection to the Rowes Wharf water transportation 
terminal.” 

- Fort Point Channel Watersheet Activation Plan, page 42

Planning Context
Fort Point 
Channel 
Watersheet
Activation 
Plan
(2002)
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Planning Context
Crossroads 
Initiative
(2004)
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Planning Context
Artery Edges Study: Wharf District (2004)
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Planning Context
Artery Edges Study: Wharf District (2004)
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Downtown Waterfront Municipal Harbor Plan

Hook Wharf – Northern Avenue Subdistrict
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Building footprint 
comparison with SF and %

Downtown Waterfront: Hook Lobster Site
Hook Lobster Proposal: Building Footprint

Total height of proposed building
Height of highest occupiable floor

Greenway Guidelines recommended height

Ch. 91 compliant massing height

Zoning height

Ch. 91-compliant massing Proposed Hook Lobster Building

Lot Coverage: 50%

Building Footprint: ~10,000 SF
Total parcel size: 20,056 SF

Lot Coverage: 67.3%

Building Footprint: ~13,500 SF
Total parcel size: 20,056 SF
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October 23rd

8:00 am to 5:00 pm

Downtown Waterfront: Hook Lobster Site
Hook Lobster Site development proposal

Net New Shadow over Greenway

Net New Shadow over public realm sidewalks / plazas

Net New Shadow over watersheet

Streets and Sidewalks

Ch. 91 baseline 
one-hour 
shadow

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)

One hour new 
shadow of Hook 
proposal

Net Shadow 
increase over 
Ch. 91 baseline
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12’ Walkway

25’ wide walkway

Waterfront 
connection under 
the Moakley Bridge

Potential to connect 
under the Northern 
Ave. Bridge

Downtown Waterfront Municipal Harbor Plan

Hook Proposal: 
Urban Design and 
Connectivity

Image courtesy of Elkus Manfredi
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MHP Framework
MHP Substitute Provisions

• Water Dependent Use Zone: proposed 
building exceeds standard WDUZ 
dimensions by approx. 500 SF

• Building Height: net new shadow impacts 
from 285’ proposed highest occupied 
floor (305’ total height)

• Building Footprint: building footprint is 
approx. 2/3 of the site, or approx. 3500 
SF more than the Chapter 91 standard

• Facilities of Private Tenancy (FPTs) over 
Flowed Tidelands: FPTs on several 
levels over flowed Commonwealth 
tidelands 

Downtown Waterfront: Hook Lobster Site
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Harbor Garage Site
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Downtown Waterfront: Harbor Garage Site

Harbor Garage Site
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Downtown Waterfront: Harbor Garage Site

What to preserve or enhance? Views of the water.
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Downtown Waterfront: Harbor Garage Site

What to preserve or enhance? Views of the water.
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Downtown Waterfront: Harbor Garage Site

What to preserve or enhance? Views of the water.
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Downtown Waterfront: Harbor Garage Site

What to preserve or enhance? Views of the water.
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Downtown Waterfront: Harbor Garage Site

What to preserve or enhance? Views of the water.
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Downtown Waterfront: Harbor Garage Site

What to preserve or enhance? Views of the water.
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Downtown Waterfront: Harbor Garage Site

Evaluating the proposed Harbor Garage 
redevelopment 
MHPAC members asked….

Please review alternate building envelope scenarios to better understand what 
the incremental differences would be with shadow and differing heights.

Expressed concern with the bulk of the proposed buildings and whether there are 
other design options and massing variations that could be reviewed.

What are the views from the ground level from a number of different vantage 
points? How will the massing be viewed from various pedestrian level vantage 
points?

What is a proposal closer to the 50% lot coverage standard?

What about establishing of shadow protection zones? But not extending out into 
the middle of the harbor.
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• Ch. 91 baseline

145’

50% Building Coverage
50% Open Space

Downtown Waterfront: Harbor Garage Site
Chapter 91 Compliant Scenario
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Downtown Waterfront: Harbor Garage Site
Two Towers – Oct. 23 

Oct. 23
8:00 am to 5:00 pm

Central Wharf

Long Wharf

Greenway O
ld Atlantic Ave

Christopher Columbus 
Waterfront Park

Oct. 23
8:00 am to 5:00 pm

Net New Shadow over Greenway

Net New Shadow over Central Wharf and Long Wharf

Net New Shadow over watersheet

Streets and Sidewalks

Minimum 1 hour or more continuous 
shadow extent for 300’ & 200’ Towers 
Scenario

Minimum 1 hour or more continuous 
shadow extent for 400’ & 300’ Towers 
Scenario

Minimum 1 hour or more continuous 
shadow extent for 500’ & 400’ Towers 
Scenario

Minimum 1 hour or more continuous 
shadow extent for 600’ & 500’ Towers 
Scenario

Minimum 1 hour or more continuous 
shadow extent for Chapter-91 
Compliant proposal
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Downtown Waterfront: Harbor Garage Site
Lot Coverage – Proposed 100% + “winter garden”



57for the Boston Redevelopment Authorityand Durand & Anastas Environmental Strategies MHPAC Meeting  – March 9, 2016

Downtown Waterfront: Harbor Garage Site
Lot Coverage – 70%
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Downtown Waterfront: Harbor Garage Site
Lot Coverage – 70%
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Central and Long Wharves: Opportunities

Activate with dining and 
outdoor seating

Activate edges

Create a shared zone to better accommodate ferry 
passengers and vendors

Activate ground-level with public programs

Improve plaza

Improve the open 
space and activate it 
with pedestrians and 
seating 

Strengthen connection to the North End

Create water transportation 
connections to the Innovation District, 
Children’s Museum, etc.

Improve plaza; 
coordinate with 
other projects

Downtown Waterfront: Harbor Garage Site
Public Realm and Watersheet Activation Plan 
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Public spaces 
– Orientation, Physical Qualities, 

Porosity, Accessibility
Ground floor uses 
– Adjacencies, sizes, etc.
Buildings
– Material qualities, transparency, etc.
Views 
– Skyline, visibility of historic assets, key 

corridors

Downtown Waterfront: Development Sites

Qualitative Design Issues addressed 
within the MHP

Source: BPL, photographer Leslie Jones, c. 1929
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Greenway Overlay 
District 
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Activate the broader public realm in and surrounding the Greenway 
parks by identifying and strategically locating desired uses, particularly at 
ground level, that will contribute positively to the Greenway.

Preserve the character of the Greenway parks by setting design 
standards and guidelines for projects, to ensure that they are planned and 
designed in a manner that is compatible with recreational activities 
and horticultural life within the parks.

Ensure the long-term value of the public’s investment in creating the 
Greenway parks by setting standards for the review of project impacts, to 
maximize the quality of the parks and extend their publicly beneficial effects 
into adjacent districts and neighborhoods.

Greenway Overlay District Goals 
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The new overlay district will encourage these goals through:

• General Design and Environmental Standards

• Ground Level Use Regulations

• Enhancement of the Pedestrian Environment

• Building Design Guidelines

Greenway Overlay District
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Greenway Overlay District: 
Environmental Standards
1. Shadow Criteria: Each Proposed Project shall be arranged and designed in a way to 
minimize, to the extent reasonably practicable, shadows on any portion of dedicated public 
parkland and publicly accessible open space, including the Greenway parcels. Shadow 
studies shall be conducted in connection with any Proposed Project demonstrating compliance 
with the foregoing standard.

2. Wind: Buildings shall be designed to avoid excessive and uncomfortable downdrafts on 
pedestrians. Each Proposed Project shall be shaped, or other wind-baffling measures shall be 
adopted, so that the Proposed Project will not cause ground-level ambient wind speeds to 
exceed the accepted Pedestrian Safety/Comfort Wind Standards. Wind tunnel or other 
appropriate means of testing shall be required for any Proposed Project over one hundred feet 
(100’) in height. 
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Wednesday, 
April 13, 3 - 5 pm

Downtown Waterfront

Next Meeting
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