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created in 1866

purpose was to:
		  1. limit harbor encroachments
		  2. preserve the public’s right to 
			   navigation
		  3. promote commerce

administered by the waterways programs at 
the state dep

chapter 91 : purpose

chapter 91 : purpose



150 seaport boulevard
Boston, Massachusetts

february 3, 2016

elkus manfredi architects

expanded by courts in 1979 to include 
filled tidelands

current regulations establish a priority 
for water dependent uses and ensure that 
private uses for tidelands and waterways 
serve a proper public purpose

chapter 91 : background

chapter 91 : backrground
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boston has over 5,500 acres (approximately 
9 square miles) of filled tidelands

areas more than 250’ from the shoreline 
and across a public way are not regulated 
by the waterways regulations
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water dependent uses:

	 require direct access to waterways

	 encouraged by chapter 91 regulations, 		
	 presumed to have a proper public 
	 purpose

	 no restrictions on building size and 		
	 location

chapter 91 : uses

chapter 91 : uses



150 seaport boulevard
Boston, Massachusetts

february 3, 2016

elkus manfredi architects

non- water dependent uses:

	 do not require direct access to 
	 waterways
	
	 must provide amenities to ensure the 		
	 public’s enjoyment of the waterfront

	 dimensional standards restrict 
	 building size and location
	

chapter 91 : uses

chapter 91 : uses
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lot coverage / building footprint / open 
space (2 standards)

building height

water dependent use zones (wduz)

facilities of public accommodation (fpa’s)

facilities of private tenancy (fpt’s)

pedestrian access network (harborwalk)

new pile-supported structures

chapter 91 : dimensional 
standards

chapter 91 : dimensional standards



150 seaport boulevard
Boston, Massachusetts

february 3, 2016

elkus manfredi architects

dimensional standards apply uniformly to 
all coastal municipalities unless there is 
an approved mhp

chapter 91 : dimensional 
standards

chapter 91 : dimensional standards
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mhp’s are voluntary, state-approved, and 
used for many purposes

allow for alternative dimensional 
standards to implement a community’s 
vision for the waterfront

promote local waterfront planning goals

administered by the state czm and eea

municipal harbor plans : 
background

municipal harbor plans : background
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approved substitute provisions replace 
dimensional standards for non-water
dependent use projects

impacts of substitute provisions must be 
offset to activate the waterfront with a 
variety of public amenities

municipal harbor plans : 
background

municipal harbor plans : background
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consists of 108 acres

mostly commonwealth tidelands, 
requiring interior and exterior public 
amenities

2000 south boston waterfront 
district mhp

2000 south boston waterfront district mhp
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based on the seaport public realm plan 
(1999)

approved in december 2000, with 
amendments in 2002 (ica) and 2009 
(100 acre master plan)

2000 south boston waterfront 
district mhp

2000 south boston waterfront district mhp
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allowed building heights up to the faa 
maximum

open space was aggregated and focused on 
the waterfront

key offsets included open space, ica land, 
and public amenities

2000 south boston waterfront 
district mhp

2000 south boston waterfront district mhp
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mhps must be renewed periodically

sb mhp renewal will include updated 
information

except for the 150 seaport boulevard 
amendment, there are no other changes

south boston mhp renewal and 
amendment

south boston mhp renewal and amendment
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anticipated schedule

	 4-6 mhp public meetings through early 	
	 spring

	 city public hearing and review by the 		
	 bra board 

	 submittal to the state in late spring, 		
	 with a 30-day public comment period 	

	 state decision by early summer

south boston mhp renewal and 
amendment

south boston mhp renewal and amendment
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site context
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existing property	 10,515 sf

triangle parcel 	 3,803 sf

total building site	 23,559 sf 

12’ wide harborwalk	 3,361 sf

		

site diagram
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1. building design that evokes the harbor 		
and the neighborhood’s ties to shipping

2. fully activates the waterfront and 			 
draws the public to the harbor

site constraints and size add complexity 
to the design process

principal objectives

principal objectives
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inspiration
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inspiration
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sketches
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site footprint & building envelope

utility easement

view optimization

dynamic modeling

open space and view creation

urban realm expansion

final building form

massing development
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property area
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utility setback
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exterior public space and view creation
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public realm enhancements
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ground and second level activation
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building base perspective
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seaport boulevard

100 pier 4

commonwealth
pier

northern ave.

harborwalk connection

plan : site improvements

improved sidewalk condition

views to harbor
exterior public space

150 seaport boulevard

footprint of existing building

views to harbor
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restaurant

residential
access

back of house/
support

residential 
access

plan : ground level
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restaurant

mechanical

plan : level 2

restaurant deck
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view from b street



150 seaport boulevard
Boston, Massachusetts

february 3, 2016

elkus manfredi architects

view from seaport hotel
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view from the harbor
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building footprint

building height

reconfigured wduz

mhp substitute provisions

mhp subsitute provisions
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ground level building footprint : 48.5%
total building footprint : 64%
total sf offset : 3,374 sf (all upper levels)

net new shadow over water : 12,197 sf
net new shadow over land : 4,443 sf
total net new shadow : 16,640 sf

reconfigured wduz : 208 sf

mhp impacts

mhp impacts
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plan : building footprint

building footprint

ground floor footprint: 
48.5%

total sf offset:  3,374 sf
(all upper floors)

total building footprint:
64%
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plan : building footprint

building footprint

ground floor footprint: 
48.5%

total sf offset:  3,374 sf
(all upper floors)

total building footprint:
64%
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seaport boulevard

100 pier 4

b street

commonwealth
pier

northern ave.
150 seaport boulevard

plan : building footprint
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seaport boulevard

100 pier 4

b street

commonwealth
pier

northern ave.

wduz area

building area 
within wduz area

208 sf

wduz offset area
208 sf

17’-7.5”

26’-2”
150 seaport boulevard

plan : site setbacks
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october 23 : 0900 - 1300

net new shadow areas

shadow protection 
zone

over land (4,443 sf)

over water (12,197 sf)

total shadow 
16,640 sf 

october 23 shadow impacts
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public realm improvements

completion of seaport harborwalk

expanded public exterior space

expanded view corridors

two levels of activation

mhp offsets

public realm improvements
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NEXT MEETING:

FEBRUARY 17 : 6:00P - 7:30P : PIEMONTE ROOM, 5TH FLOOR AT CITY HALL


