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Agenda

Objective: To obtain feedback on the public realm and activation
components of a revised Marriott Long Wharf (MLW) proposal

|. Review the public realm & watersheet activation plan
recommendations for Long Wharf

ll. Review the original proposed MLW expansion

lll. Examine the revised MLW proposal that is based on MHPAC
Comments from May 28, 2014

V. Review Framework for Building Footprint Substitute
Provisions and Offsets

V. Provide additional suggestions and comments on the revised
MLW proposal
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Review of the Public
Realm and Watersheet
Activation Plan
Recommendations for
Long Whatt
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Pedestrian Analysis
Recorded Pedestrian Activity at Various Times of Day

Downtown Waterfront Planning Initiative Pedestrian Key V_T el;;cle Key
Long and Central Wharves Pedestrian Activity :;‘:r’::rszf;’:sn B‘:s ey
Boston, MA Tt

;o Family Bike
Date: 7/ 15/(% 7 pV Resident
Time: I M — i Other

Name of Recorder: 7,1«
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Pedestrian Analysis Bikers
Runners

E

Total Recorded Pedestrian Activity B cociness People
|
=l

Residents
Tourists

July 2013 Pedestrian Traffic January 2014 Pedestrian Traffic b
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Downtown Waterfront
Public Realm and Watersheet Activation Plan

Central and Long Wharves: Challenges
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Downtown Waterfront
Public Realm and Watersheet Activation Plan

Central and Long Wharves: Opportunities
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Downtown Waterfront
Public Realm and Watersheet Activation Plan

Clarify Circulation of7
Vendors, Operators,
Taxis, Etc.

New Gatewéys
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Downtown Waterfront
Public Realm and Watersheet Activation Plan

Long Wharf: Challenges
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Downtown Waterfront
Public Realm and Watersheet Activation Plan

Long Wharf: Opportunities
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Review the Original
Proposed Marriott Long
Wharf Expansion
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s4 Existing Building Footprint
24" ~64% lot coverage
‘ ~36% open space

Parcel ~ 107,893 SF
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Downtown Waterfront: Long Wharf Marriott

Proposed Expansion of the Marriott Existing Building Footprint  Proposed Building Footprint

~64% lot coverage ~84% lot coverage
~36% open space ~16% open space

Proposed Height of Expansion
=22 ft
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott
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+/- 4,500 sf
~ 4% lot coverage
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott

— Reconfigured egress
stair

o |

New Retail
+/- 7,500 sf

~ 7% lot coverage
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott

New Retail +/- 5,500 sf
l ~ 5% lot coverage
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott

— New Retail Expansion
+/- 649 sf
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott

New Retail +/- 1,500 sf
~1.5% lot coverage

T oemia e
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott

New retail storefront and enclosed
trash area (at street level) +/- 1,000 sf
~ 1% lot coverage
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Downtown Waterfront: Long Wharf Marriott

Proposed Expansion of the Marriott Existing Building Footprint  Proposed Building Footprint

~64% lot coverage ~84% lot coverage
~36% open space ~16% open space

Proposed Height of Expansion
=22 ft
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott:
May 2014 Revisions

Reinforce northern edge and
frame building entry with
overhead canopy/trellis.
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Creation of new retail edge is an
opportunity to craft the HARBOR-
WALK and relationship between
Harbor Islands Pavilion and ferries.
Consider paving, landscape elements,
signage to reinforce/ redefine edge.
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Consider indoor/outdoor continuous

Presence of new retail is an opportu-

paving treatement or other design
element to strengthen north-south
connection.

utile and Durand & Anastas Environmental Strategies

nity to define the sidewalk as such.
Legibility of the sidewalk should be
carried across hotel entry to Atlantic
Ave. Consider opportunity to enhance
legibilty of Leventhal Walk to the Sea.

for the Boston Redevelopment Authority

Consider more nuanced shaping
here to open N-S connections and
view of water.
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Examine the revised
Marriott Long Wharf
proposal that is based on
MHPAC Comments from
May 28, 2014




Downtown Waterfront: Long Wharf Marriott

What we heard from the MHPAC and the public

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

e 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
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Downtown Waterfront: Long Wharf Marriott

What we heard from the MHPAC and the public

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
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott: ~64% lot coverage

Reinforce northern edge and
frame building entry with
overhead canopy/trellis.

Existing Building Footprint  Proposed Building Footprint

lot coverage
open space

Creation of new retail edge is an
opportunity to craft the HARBOR-
WALK and relationship between
Harbor Islands Pavilion and ferries.
Consider paving, landscape elements,
signage to reinforce/ redefine edge.
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Consider indoor/outdoor continuous Presence of new retail is an opportu- . :
paving treatement or other design ~ — nity to define the sidewalk as such. ~— Consider more nuanced shaplng
element to strengthen north-south Legibility of the sidewalk should be here to open N-S connections and
connection. carried across hotel entry to Atlantic view of water.

Ave. Consider opportunity to enhance
legibilty of Leventhal Walk to the Sea.
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Downtown Waterfront: Long Wharf Marriott
Proposed Expansion of the Marriott:
Oct. 2014 Revisions

Consider reducing footprint
to prevent pedestrian
bottlenecks.
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Downtown Waterfront: Long Wharf Marriott . . : : :
Pown own daEer ront. Long f?;] i;lno ott: Existing Building Footprint  Revised Proposal Footprint
roposed Expansion ot the Marriott: - _gg4 ot coverage lot coverage

Oct. 2014 Revisions ~36% open space open space

Consider reducing footprint
to prevent pedestrian
bottlenecks.
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Downtown Waterfront: Long Wharf Marriott . . : : :
Pown own daEer ront. Long f?;] i;lno ott: Existing Building Footprint  Revised Proposal Footprint
roposed Expansion ot the Marriott: - _gg4 ot coverage lot coverage

Oct. 2014 Revisions ~36% open space open space

Highlight Walkway.

Use indoor / outdoor continuous paving treatment
or other features to emphasize the N-S'connection.
Improve exterior visual cues.

Clearly defined interior passageway with-.some
possible expansion of retail.
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Downtown Waterfront: Long Wharf Marriott . . : : :
Pown own daEer ront. Long f?;] i;lno ott: Existing Building Footprint  Revised Proposal Footprint
roposed Expansion ot the Marriott: - _gg4 ot coverage lot coverage

Oct. 2014 Revisions ~36% open space open space

Harbor Islands
Gateway, ferry
waiting room,

and rest rooms

Develop parking and traffic
management plan for taxis, drop-off,
queuing; etc.; to better emphasize N-
S connection and improvetraffic flow
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Downtown Waterfront: Long Wharf Marriott . . : : :
owntown vrateriront. Long Tvhart Marrio Existing Building Footprint  Revised Proposal Footprint

Proposed Expansion of the Marriott:
P par ~64% lot coverage ~80% lot coverage
Oct. 2014 Revisions ~36% open space ~20% open space
: Highlight Walkway.
{?epquoove lll?e?r?r (‘;‘:jalké"riifrog‘ Use indoor / outdoor continuous paving Srpamaan
se nedy nway : .
fo Long Wharf H}eatment or othgr features to emphasize T e e Reduce footprint and
& N3 connoction, reshape to prevent
Clearly defined interior passageway with the Harborwalk and i
: ; : access to ferries. pedestrian bottlenecks &
some possible expansion of retail. improve views

\_» Harbor Islands

Gateway, ferry
waiting room,
and rest rooms

MHP toinclude
BRA parking lot
as open space,

improvements
Improve to the end of
Atlantic Ave. | : . 3 . Long Wharf,
tacadewith and other open
retail and space
architectural
improvements
Reduce footprint and

Develop parking and traffic Improve linear walkway from reshape to prevent

management plan for taxis, drop-off, the Rose Kennedy Greenway pedestrian bottlenecks &

gueuing, etc:; to better emphasize N- to Long Wharf improve views

S connection-and improve traffic flow
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Review Framework for
Building Footprint
Substitute Provisions and
Offsets




Downtown Waterfront: Long Wharf Marriott

Building Footprint

» The revised Long Wharf Marriott
proposal requires a Substitute
Provision for building footprint and a
corresponding Offset.

» The impacts of each MHP project
must be evaluated separately, but
the Offset metrics and options
should apply to the entire MHP
planning area.

* Once all the proposed projects
within the MHP have been fully
vetted by the MHPAC,
comprehensive
recommendations for Offsets will
be developed for the MHPAC to
review.
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Downtown Waterfront: Long Wharf Marriott

Building Footprint

The approval standard for building

footprint requires that the Substitute

Provision
“must specify alternative site
coverage ratios and other
requirements that ensure that, in
general, buildings for nonwater-
dependent use will be relatively
condensed in footprint, in order
that an amount of open space
commensurate with that occupied
by such buildings will be available
to accommodate water-dependent
activity and public access
associated therewith, as
appropriate for the harbor in
guestion....”
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Downtown Waterfront: Long Wharf Marriott

Building Footprint

Based on precedent, the general order of
priority for Building Footprint Offsets is to:

1. Add new/improve existing adjacent
open space (e.g., convert a building
to open space, improve a vacant lot,
enhancing waterfront access ways)

2. Add new /improve existing open
space within broader harbor
planning area

3. Add new /improve existing open
space areas outside Chapter 91
jurisdiction that are adjacent or
otherwise relate to the Downtown
Waterfront (higher Offset ratio)

4. Make a per SF contribution to
increase/improve nearby waterfront
access
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Provide Additional
Suggestions and
Comments on the
Revised MLW proposal




Downtown Waterfront: Long Wharf Marriott

Questions for Discussion

 How does the revised Marriott Long Wharf proposal respond to the
Advisory Committee’s comments?

* Does the revised plan provide adequate opportunities to activate the
waterfront?

* Does the plan address the pedestrian “pinch point” areas?

» Are there specific types of retail and restaurants that you want to see in
the expanded ground floor areas?

« Should these new interior areas activate daylight hours, evening hours,
or a combination of both?

« In addition to a water transportation waiting room and rest rooms, are
there other public uses that should be considered for the new interior
areas or the exterior public space?

 How can we further improve the Marriott Long Wharf interior walkway?

 What type of retail or restaurant uses should face a new waterfront park
on the site of the BRA parking lot?
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