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Regulatory Framework
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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
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Offsets
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Public Benefits

Proposed projects also have inherent public 

realm benefits

Hook redevelopment 

• Revitalizes the property 

• Reconnects the water’s 

edge to the public realm

• Connects South Boston 

Waterfront and Fort Point to 

Downtown; advances the 

Crossroads Initiative

Harbor Garage redevelopment

• Activates edges

• Removes “wall” of the 

garage

• Provides new open space 

and views to Harbor and 

NEAq

Long Wharf Marriott Expansion 

• Activates edges

Hook Lobster Site

Long Wharf Marriott

Harbor Garage Site
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District-wide Urban Design Issues

Public Realm Prioritization: Estimates for Area-specific projects

Chart House Parking Lot 

Estimate: $1.5-3.8 mil. 

Long Wharf – tabling 

and upgrades 

Estimate: $5.8-15.5 mil.

Old Atlantic Avenue

Estimate: $1.2-3.2 mil.

Central Wharf

Estimate: $2.6-7 mil.

BRA property

Estimate: $1.6-4.2 mil

Northern Ave.

Estimate: $1.2-3.2 mil.
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Public Benefits

Project-specific offsets recommendations

Hook redevelopment 

1. Enlarged open space area 

along Ft. Pt. Channel

2. Interior & exterior SPDF, 

including permanent 

ground floor water 

dependent use

3. Over-the-water 

Harborwalk connection to 

480/500 Atlantic Ave.

Harbor Garage redevelopment

1. Open space improvements to 

1. Chart House Parking 

lot, 

2. BRA property, 

3. Central Wharf, & 

4. Old Atlantic Ave.

2. Financial support for NEAq

Long Wharf Marriott Expansion 

1. Interior water transportation 

waiting room, Harbor Islands 

gateway, and ticket sales

Hook Lobster Site

Long Wharf Marriott

Harbor Garage Site

Alternative Offsets

• Parking for Water-dependent uses (NEAQ, Harbor Islands)

• Funds for open space programming

• Water transportation subsidies
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Public Benefits

Project-specific offset recommendations

Location

Current/

Allowe

d Lot 

Cover

age

Propose

d Lot 

Coverag

e

Current/ 

Allowed 

Building 

Height

Propose

d 

Building 

Height

FPTs 

over 

Flowed 

Tideland

s

Offsets Approximate Cost Estimates

Marriott 

Long 

Wharf

64% 

current

80% 55’+ for new 

construction

22’ 

(No Net

New 

Shadow)

No 1. Interior water transportation 

waiting room, Harbor 

Islands gateway, and ticket 

sales

• Design and construction of 500 SF 

ticket area: $425,000-575,000

Harbor 

Garage

100% 

current

70% Up to 

approximatel

y 150’ 

allowed, 

currently 70’

Maximu

m 600’ 

(59,950 

SF of 

Net New 

Shadow

on land)

No 1. Open space improvements 

to Chart House Parking lot, 

BRA property, Central 

Wharf, & Old Atlantic Ave.

Alternative Offsets

1. Financial support for NEAq

2. Water transportation

subsidies

3. Funds for open space 

programming

Total estimate for public realm 

improvements: $6,900,000-18,300,000

Hook 

Wharf

50% 

allowed

70% 55’ allowed Maximu

m 305’ 

(6,100 

SF of 

Net New 

Shadow

on land)

Yes 1. Enlarged open space area 

along Ft. Pt. Channel

2. Interior & exterior SPDF, 

including permanent ground 

floor water dependent use

3. Harborwalk connection to 

470/500 Atlantic Ave.

1. Pier reconfiguration: $700,000 

2. Hook as SPDF: ?

3. Harborwalk Connector (floats 

under Moakley Bridge): $700,000

Total offsets above baseline: 

$1,400,000 + SPDF tbd *

Indicates cost estimates prvoded by 
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Public Benefits

Area-wide offset recommendations

Location

Current/

Allowed Lot 

Coverage

Proposed 

Max. Lot 

Coverage

Current/ 

Allowed 

Building Height

Proposed 

Building 

Height

FPTs over 

Flowed 

Tidelands

Offsets

All New 

Structures 

Seaward of 

the Marriott 

LW *

50% Allowed 70% Varied Existing 

plus 30’, 

max. 2 

new 

floors

No 1. An annual payment for open 

space programming w/in or 

adjacent to the DTW MHP *

All Other 

New 

Structures

50% Allowed 70% Varied Maximu

m 200’

No An annual payment for open space 

programming w/in or adjacent to the 

DTW MHP
Additions 

(vertical) to 

Existing 

Structures

Varied Existing,  

only

Varied Existing 

plus 30’, 

max. 2 

new 

floors

No 1. Mechanicals flood 

proofed/elevated

2. Ground floor FPAs

3. All open space public

* Any new structures within the MHP would be required to meet 

the following requirements:

1. Mechanicals flood proofed/elevated

2. Ground floor FPAs

3. All open space public
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Public Benefits

Amplifications

1. To the extent possible, all interior ground floor and exterior open space 

shall meet standards for Commonwealth tidelands, including characteristics 

specified in the DTW MHP for new or amended Chapter 91 licenses.

2. The DTW MHP will provide specific guidance on protecting existing and 

proposed water dependent uses.

3. All offsets for Hook Wharf shall be made regardless of upper floor uses (e.g., 

FPTs).

4. Open space areas shall be elevated, as appropriate, as a coastal resiliency 

measure

5. Fees associated with long-term Chapter 91 licenses shall, to the extent 

possible, be directed toward water transportation and open space 

programming within and adjacent to the DTW MHP area.



15for the Boston Redevelopment Authorityand Durand & Anastas Environmental Strategies MHPAC Meeting  – June 22, 2016

3.2. Amplifications and New Baseline Requirements

To ensure the Downtown Waterfront 

district provides high-quality public 

areas, without noticeable differences in 

the quality of public spaces on Private 

or Commonwealth tidelands, and to the 

extent possible, all interior and exterior 

areas located on Private tidelands 

within the MHP planning area shall be 

considered as if they are on 

Commonwealth tidelands and be 

required to conform to the interior and 

exterior public activation requirements 

under 310 CMR 9.53(2), including 

provisions for interior ground floor FPAs, 

excluding Upper Level Accessory Uses.

(More...)
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3.2. Amplifications and New Baseline Requirements

(...Continued)

To implement this amplification and the provisions of 310 CMR 

9.53 (2), the City of Boston shall develop design and use 

standards for: (1) new, publicly accessible interior areas, 

including new Special Public Destination Facilities (SPDFs), if 

any; (2) the general types of FPAs and water dependent uses 

to be located in ground level interior areas and all publicly 

accessible exterior areas; and (3) water transportation 

facilities, including a water transportation and watersheet 

management plan. To the extent possible under applicable 

building codes, and subject to the amplification in Section 3.2.2 

below, the design and use standards shall also provide direction 

and guidance on making interior FPAs and exterior public realm 

areas climate resilient.

(More...)
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3.2. Amplifications and New Baseline Requirements

(...Continued)

All SPDFs, FPAs, signage, amenities, landscaping features, 

wayfinding, and the location and size of public restrooms shall 

conform to the City’s design and use standards, which shall 

provide guidance to DEP to meet this amplification for Chapter 91 

licensing decisions.
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Public Realm Design

Precedents

Dewey Square
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Public Realm Design

Precedents

Dewey Square
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Public Realm Design

Precedents

Broad Street
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Public Realm Design

Precedents

Broad Street
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Draft MHP

Elements of an MHP

City’s MHP objectives (RNTP and Public Realm Plan)

+ State requirements in the Notice to Proceed

+ Substitute provisions

+ Impacts & offsets

+ Amplifications

+ State approval standards

+ Public input

= Draft MHP 
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Draft MHP

How the DTW MHP is organized
1. SUMMARY

2. MHP BACKGROUND & GOALS

3. AMPLIFICATIONS, SUBSTITUTE PROVISIONS, & OFFSETS

Approach

Baseline Requirements with Amplifications

Activation of Commonwealth Tidelands for Public Use

Engineering and Construction Standards

Standards to Protect Water Dependent Uses

Upper Floor Uses Over Flowed Commonwealth Tidelands 

Substitute Provisions

Building Height / Lot Coverage

Facilities of Private Tenancy / Water-Dependent Use Zone

Offsets

Marriott Long Wharf / Hook Wharf / Harbor Garage / Additional Offsets

4. CHAPTER 91 LONG-TERM LICENSE FEES

5. PREPARING FOR CLIMATE CHANGE

6. MHP CONSISTENCY
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Wednesday, 

July 20, 6-8 pm

Downtown Waterfront

Next Meeting


