
Seaport District Boston
BCDC Meeting #2

14 May 2019

Seaport Square Parcel P

WSDEVELOPMENTMorris Adjmi Architects
www.ma.com



Project Facts & Schedule

Project Name: Seaport Square Parcel P

GFA: 	626, 400 SF
	
Height: 16 Stories / 259’-9”’

Owner: WS Development

Design Architect: Morris Adjmi (NYC) 

Architect of Record: Stantec (Boston)

Landscape Architect: James Corner Field Operations

•	 BCDC Initial Presentation: April 02, 2019

•	 BCDC Subcommittee Workshop: May 14, 2019

•	 Construction Start: Fall 2019

•	 Completion: Mid-2022
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FEEDBACK FROM APRIL 2ND BCDC PRESENTATION

1. Clarify proposed building massing vs. zoning envelope

2. Clarify the building organization and hierarchy of elements

3. Study the relationship between the air-rights facade, 

    masonry podium and tower

4. Study the transitions between differing facade elements at        	

	 the podium

WSDEVELOPMENTMorris Adjmi Architects
www.ma.com



RESPONSES:

•	 MASSING 
 	 - 	 Relation to Zoning Envelope

•	 BUILDING ORGANIZATION / HIERARCHY OF ELEMENTS
 	 - 	 Air Rights & Terra Firma
	 -	 Historical Context & Inspiration
	 -	 Facade Compostion & Transitions
	 -	 Exterior Expression / Facade Design

•	 PUBLIC REALM/SUMMER STEPS
 	 - 	 Relationship to Retail Spaces
 	 - 	 Winter Views
 	 - 	 More Organic Feel
 	 - 	 Lighting
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MASSING:  Relation to Zoning Envelope
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APPROVED PDA MASSING ENVELOPE COMPARISON

16' 32' 64'0
Morris Adjmi Architects
www.ma.com BCDC-03

PDA Approved Massing - Congress400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 04/12/19

APPROVED PDA MASSING ENVELOPE 16' 320
Morris Adjmi Architects
www.ma.com

PDA Approved Massing - Summer400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 04/15/19

CONGRESS ST SUMMER ST

UNUSED MASSING ENVELOPE
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BUILDING ORGANIZATION / HIERARCHY OF ELEMENTS: 
Air rights & Terra Firma
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3/64" = 1'-0"2 EL-PR-North Elevation Facade Composition Diagram

NORTH ELEVATION (CONGRESS STREET)

3/64" = 1'-0"2 EL-PR-North Elevation Facade Composition Diagram

TOWER MASONRY FACADE

PODIUM MASONRY FACADE  (‘TERRA FIRMA’)

AIR RIGHTS METAL FACADE
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SOUTH ELEVATION (SUMMER STREET)

3/64" = 1'-0"1 PR-EL-South Elevation Facade for Diagram

mmer

3/64" = 1'-0"1 PR-EL-South Elevation Facade for Diagram

2 3D-PR-Facade Composition Diagram -Summer

TOWER MASONRY FACADE

PODIUM MASONRY FACADE (‘TERRA FIRMA’)

AIR RIGHTS METAL FACADE
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BUILDING ORGANIZATION / HIERARCHY OF ELEMENTS: 
Historical Context & Inspiration
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HISTORICAL CONTEXT
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FORT POINT REFERENCES
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BUILDING ORGANIZATION / HIERARCHY OF ELEMENTS: 
Facade Composition & Transitions
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SOUTH ELEVATION (SUMMER STREET)
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UPPER PORTION WITH 

SMALLER BAYS

LOWER PORTION 

WITH LARGER BAYS

ARTICULATED TOP

FORT POINT CONTEXTUAL COMPARISON
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FORT POINT BUILDING TYPOLOGY

Parcel P View from Congress St
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FORT POINT BUILDING COMPARISON

Parcel P Fort Point
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FORT POINT BUILDING COMPARISON

Parcel P Fort Point
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EXPRESSION OF  ‘THE CUT’
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BUILDING ORGANIZATION / HIERARCHY OF ELEMENTS: 
Exterior Expression / Facade Design
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SUMMER STREET FACADE

400

WSDEVELOPMENTMorris Adjmi Architects
www.ma.com



CONGRESS STREET FACADE

400
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CONGRESS STREET FACADE

400
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16' 32' 64'0
Morris Adjmi Architects
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Enlarged Axon - Brick to Air Rights Detail400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/09/19

2 - SECTION AT METAL PARAPET

1 - SECTION AT MASONRY CORNICE

ENLARGED ELEVATION - TYP. WINDOW GROUPING AT UPPER BASE
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Enlarged Elevations - Brick to Air Rights Detail400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/10/19
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Enlarged Elevations - Brick to Air Rights Detail400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/10/19
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Enlarged Elevations - Brick to Air Rights Detail400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/10/19

2 1

CONGRESS STREET FACADE - AIR RIGHTS/MASONRY PODIUM TRANSITION
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16' 32' 64'0
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Air Rights and Cut 3d Axon400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/13/19

LEVEL 2
HT: 42'-6"

LEVEL 1
HT: 19'-6"

UNITIZED THINBRICK 
MASONRY PANELS 
ATTACHED TO CURTAIN 
WALL SYSTEM

PRE-FINISHED EXTRUDED  
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16' 32' 64'0
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Enlarged Elevation - North Storefront at Bustle400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/13/19

CONGRESS STREET FACADE - BUSTLE/MASONRY PODIUM TRANSITION

ENLARGED ELEVATION - TYPICAL STOREFRONT AT BUSTLE CORNER
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16' 32' 64'0
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Enlarged Axon - South Entry to Air Rights400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/14/19

LEVEL 2
HT: 42'-6"

LEVEL 4
HT: 75'-4"

LEVEL 3
HT: 60'-7"

UNITIZED THINBRICK 
MASONRY PANELS 
ATTACHED TO CURTAIN 
WALL SYSTEM

GLAZED CURTAIN WALL 
SYSTEM

MARQUEE WITH 
SIGNAGE

METAL WATER TABLE

PRE-FINISHED EXTRUDED 
ALUMINUM C-CHANNEL PIER

STONE WATER TABLE

PRE-FINISHED 
ALUMINUM LOUVERS
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Enlarged Elevation - South Entry to Air Rights400 SUMMER STREETBOSTON SEAPORT -
PARCEL P 05/14/19

SUMMER STREET FACADE - AIR RIGHTS/MASONRY PODIUM TRANSITION

ENLARGED ELEVATION - SUMMER STREET ENTRY
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CONGRESS STREET FACADE STUDIES

400

CURRENT PROPOSAL
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SUMMER STREET PERSPECTIVE
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SUMMER STREET PERSPECTIVE
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PUBLIC REALM/SUMMER STEPS
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FEEDBACK FROM APRIL 2ND BCDC PRESENTATION

1. Study more organic nature of planting beds & plantings

2. Maintain views of the Harbor from Summer Street

3. Study mid-point connections to future N&P buildings

4. How does the Summer Steps become a destination place?
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LANDSCAPE LAYOUT PLAN
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LANDSCAPE LAYOUT PLAN
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mezzanine

p

cONGRESS StREEt

SUMMER StREEt

summer steps - original bcdc submission
Layout PLan 04.02.2019
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Layout PLan 04.02.2019 _rev 1
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summer steps
Site Section towardS BuiLding P

approx. building entry
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congress street plaza
day to day
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summer steps mezzanine
day to day
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summer street plaza
day to day - Summer
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summer street plaza
day to day - winter

boston Harbor
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CURVILINEAR PLANTER DESIGN STUDY
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summer steps
cuLviLinear PLanter deSign inSPiration
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nts

summer steps
curviLinear PLanter Study
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summer steps
curviLinear PLanter Study

opt 1

•	 ProvideS adequate PlaNtiNg Soil dePtH
•	 Bed Wall HeigHtS kePt to a MiNiMuM
•	 SHorter PlaNter WallS alloW PlaNtS to SPill 

over aNd “SoFteN” tHe edge

opt 3opt 2
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congress street plaza
day to day
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20.5’

14.5’
8.5’

congress street plaza
Proximity to congreSS Street

WSDEVELOPMENTMorris Adjmi Architects
www.ma.com



LIGHTING
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400 SUMMER ST
March 15th, 2019 Sketch Number: LSK-02

Landscape and Facade Lighting Concepts

CITY STANDARD
PEDESTRIAN POLES DOWNLIGHT FROM

FACADE AT LARGE
BOULDERS (TYPE YS1)

(2) INGRADE
UPLIGHTS PER TREE
(TYPE YG1)

DOWNLIGHT FROM
TREE AT LARGE
BOULDERS (YS1)

ACCENT FROM
UNDER SEAT
LIGHTING STEPS
(TYPE YS3)

ACCENT FROM
UNDER SEAT
LIGHTING STEPS
(TYPE YS5 or YS5)

PUCK LIGHT
INTEGRATED IN

HANDRAIL 
(TYPE YS2)

PLANTER UPLIGHT
GRAZER (TYPICAL) 

(TYPE YS5)

TYPE YW1 AT
EGRESS DOOR

ACCENT FROM
UNDER SEAT

LIGHTING STEPS
(TYPE YS4 or YS5)

summer steps
overaLL Lighting aPProach
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400 SUMMER ST
March 15th, 2019 Sketch Number: LSK-02

Landscape and Facade Lighting Concepts

SIDE SURFACE MOUNTED ACCENT
INTEGRATED UNDER SEAT

summer steps
StePS waSh
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400 SUMMER ST
March 15th, 2019 Sketch Number: LSK-02

Landscape and Facade Lighting Concepts

BACKLIGHTI
BEHIND SLATS
AT RISER

BACKLIGHTED
VENEER RISER 

summer steps
wood Seating BackLighting
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Summer StepS
Design ADvAncement

Approved mASter plAn

n p

04.02 bcdc preSentAtion

n p

04.30 bcdc preSentAtion

n p
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THANK YOU
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