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Agenda

I. Analysis of the Proposed Hook development
a) Planning Context 

b) Building Footprint

c) Shadow Impacts

II. MHP Framework for Hook Wharf
a. MHP-related site characteristics

b. Chapter 91 Standards for Potential Substitute Provisions

III. MHPAC and Public Comments
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Analysis of Proposed 
Hook Development: 
Planning Context
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Analysis of the Proposed Hook Development

Hook Wharf
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• Fort Point Channel 
Watersheet Activation Plan 
(2002)

• Artery Edges Study: Wharf 
District (2004)

• Crossroads Initative (2004)

• Greenway District Planning 
Guidelines (2010)

• Downtown Waterfront 
Public Realm and 
Watersheet Activation Plan 
(2014)

• Northern Avenue Bridge 
Rehabilitation (ongoing)

Proposed Hook Development

Hook Wharf Planning Context
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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)



12for the Boston Redevelopment Authority November 5, 2014and Durand & Anastas Environmental Strategies MHPAC Meeting

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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Planning Context

Harborwalk
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Potential Investment Sites

N

Planning Context

Greenway District Planning Guidelines
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Wharf District

Planning Context

Greenway District Planning Guidelines



18for the Boston Redevelopment Authority November 5, 2014and Durand & Anastas Environmental Strategies MHPAC Meeting

Planning Context

Greenway District Planning Guidelines
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The Downtown Waterfront is Boston’s front door to the 
world. It should host a rich mix of uses that complement and 
support two of Boston’s greatest resources, the Greenway and 
the Harbor, and build on the decades of planning and design 
work in the area.

Planning Context

Downtown Waterfront Public Realm Plan: Vision
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For the Downtown Waterfront, we envision:
• A waterfront district accessible to all by bike, transit, foot, and 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.

Planning Context

Downtown Waterfront Public Realm Plan: Vision
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Planning Context: Downtown Waterfront Public Realm and Watersheet Activation Plan

Hook Wharf – Northern Avenue Subdistrict
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Planning Context: Downtown Waterfront Public Realm and Watersheet Activation Plan

Hook Wharf – Northern Avenue Subdistrict
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Planning Context: Downtown Waterfront Public Realm and Watersheet Activation Plan

Hook Wharf – Northern Avenue Subdistrict
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Planning Context: Downtown Waterfront Public Realm and Watersheet Activation Plan

Hook Wharf – Northern Avenue Subdistrict
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Planning Context: Downtown Waterfront Public Realm and Watersheet Activation Plan

Hook Wharf – Northern Avenue Subdistrict
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Planning Context

Northern Avenue Subdistrict – Hook Wharf

Northern Avenue Hook site
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Planning Context

Northern Avenue Subdistrict – Hook Wharf
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Planning Context

Northern Avenue Subdistrict – Coast Guard Building

US Coast Guard Building

Harborwalk

Northern Avenue Bridge
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Analysis of Proposed 
Hook Development: 
Hook proposal



30for the Boston Redevelopment Authority November 5, 2014and Durand & Anastas Environmental Strategies MHPAC Meeting

Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Urban Design and Connectivity

Image courtesy of Elkus Manfredi
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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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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Harborwalk Alternatives
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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Harborwalk Alternatives
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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Harborwalk Alternatives
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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Harborwalk Alternatives

Bridging over Oliver Street / the Moakley 
Bridge and/or Northern Avenue requires 
minimum height clearance of 16’-6” for 
trucks (14’-6”) and signage (~2’).

The options are:

• ADA accessible walkway: 218 linear 
feet of ramp, including landing pads

• Staircase and elevator: minimum 
footprint of about 15’x15’
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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Harborwalk Alternatives

Bridging over Oliver Street / the Moakley 
Bridge and/or Northern Avenue requires 
minimum height clearance of 16’-6” for 
trucks (14’-6”) and signage (~2’).

The options are:

• ADA accessible walkway: 218 linear 
feet of ramp, including landing pads

• Staircase and elevator: minimum 
footprint of about 15’x15’

View from Moakley Bridge toward downtown. 
Pedestrian bridge at Atlantic Avenue.

Hook Proposal

Harborwalk

Moakley Bridge



37for the Boston Redevelopment Authority November 5, 2014and Durand & Anastas Environmental Strategies MHPAC Meeting

View from Rose Kennedy Greenway toward the Moakley Bridge. 
Pedestrian bridge at Atlantic Avenue.

Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Harborwalk Alternatives

Hook Proposal

Northern Ave. Bridge

Moakley Bridge

Independence Wharf
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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Harborwalk Alternatives

View from Rose Kennedy Greenway toward South Boston / Innovation District.
Pedestrian bridge at the Harborwalk.

Moakley Bridge

Hook Proposal
Northern Ave. Bridge

US Coast Guard Building

Independence Wharf
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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Evaluating Harborwalk Alternatives

Walkway over road Walkway under bridge
Advantages
• Continuous path along 

waterfront
• Additional public realm 

through new walkway

Disadvantages
• Potential safety 

concerns
• Periodic flooding

Advantages
• Above ground path

Disadvantages
• Safety challenges of 

raised walkways 
• Occupies significant 

footprint in a currently 
congested area (both 
ramps and elevator 
options)

• Obstructs view corridor, 
detracts from perceptual 
continuity

• High cost of elevators
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Downtown Waterfront Municipal Harbor Plan

Harborwalk under bridge precedents: Boston

North Washington Street Bridge
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Moakley Bridge

Downtown Waterfront Municipal Harbor Plan

Harborwalk under bridge precedents: Boston
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Downtown Waterfront Municipal Harbor Plan

Harborwalk under bridge precedents: Boston

Millers River walkway, Charlestown, MA
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Downtown Waterfront Municipal Harbor Plan

Harborwalk under bridge precedents: Chicago
Michigan Avenue underbridge
is about 17 feet wide. The 
reflective canopy protects the 
pedestrians and also brings 
light into the space.
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Downtown Waterfront Municipal Harbor Plan

Harborwalk under bridge precedents: Chicago

Plans for the Chicago Riverwalk along the main branch of the Chicago River, which will build a 
continuous walkway and recreational amenity connecting the lakefront with the heart of downtown. 
Source: http://www.cityofchicago.org/city/en/depts/cdot/supp_info/chicago_riverwalk.html
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Downtown Waterfront Municipal Harbor Plan

Hook Proposal: Height and Shadow 

170’

405’

615’
600’

105’

80’

220’

400’

305’

510’

240’

287’
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Proposed Building

For Ch. 91 purposes, 
shadows are calculated 
based on the highest 
occupiable floor.

Total height of proposed building
Height of highest occupiable floor

Greenway Guidelines recommended height

Ch. 91 compliant massing height

Zoning height



47for the Boston Redevelopment Authority November 5, 2014and Durand & Anastas Environmental Strategies MHPAC Meeting

• Ch 91 compliant scenario

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Chapter 91 Baseline Scenario

Ch. 91 compliant massing height
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Building footprint 
comparison with SF and %

Downtown Waterfront Municipal Harbor Plan

Hook 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 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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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Chapter 91 Baseline Scenario

October 23rd

8:00 am to 5:00 pm

Net new shadow (taking into 
consideration shadows cast by 
existing buildings)

8 AM
5 PM
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Chapter 91 Baseline Scenario

October 23rd

8:00 am to 5:00 pm

8 AM
5 PM

Minimum 1 hour or more continuous 
shadow extent for Chapter 91 
Compliant scenario
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Expand artboard to 
show full shadow 
coverage

SHADOW AT 8-9 AM

Morning rush hour

October 23rd

Ch. 91 Baseline and the Proposed Redevelopment Scenario
Hook development proposal – October 23rd

285’ shadow

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Expand artboard to 
show full shadow 
coverage

SHADOW AT 8-9 AM

October 23rd

Ch. 91 Baseline and the Proposed Redevelopment Scenario
Hook development proposal– October 23rd

285’ shadow October 23rd

Morning rush hour
Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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October 23rd

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

285’ shadow October 23rd

Afternoon / lunch rush hour
Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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October 23rd

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

285’ shadow

October 23rd

Afternoon / lunch rush hour
Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

October 23rd
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October 23rd

8:00 am to 5:00 pm

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

Net Shadow 
increase*

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

Minimum 1 hour or more continuous 
shadow extent
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October 23rd

8:00 am to 5:00 pm

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

285’

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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October 23rd

8:00 am to 5:00 pm

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

Net Shadow 
increase*

Net New Shadow over Greenway

Net New Shadow over public realm sidewalks / plazas

Net New Shadow over watersheet

Streets and Sidewalks

One hour new 
shadow 
duration

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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October 23rd

8:00 am to 5:00 pm

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook 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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October 23rd

8:00 am to 5:00 pm

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

Net Shadow 
increase over 
Ch. 91 baseline

Net Shadow 
increase* 

(in square feet)

Chapter 91 
jurisdiction

Beyond Ch. 91 jurisdiction 
(Greenway)

Greenway Street + 
Sidewalk

Public Realm 6,100 25,100 24,800

Watersheet 59,300 --

Total 65,400 49,900

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

One hour new 
shadow of Hook 
proposal
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook development proposal

Following with BRA 
Development Review 
Guidelines, we will look at 
the following:

Times of day: 
• 9:00 a.m.
• 12:00 noon
• 3:00 p.m.
• 6:00 p.m.

Dates:
• March 21 (vernal equinox) 
• June 21 (summer solstice)
• September 21 (autumnal 

equinox)
• December 21 (winter 

solstice)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – March 21st (Vernal Equinox)

March 21st
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – March 21st (Vernal Equinox)

March 21st

9 AM 6 PM

12 Noon
3 PM

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – March 21st (Vernal Equinox)

March 21st

9 AM 6 PM

12 Noon
3 PM

285’

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – March 21st (Vernal Equinox)

9 AM

6 PM

12 Noon
3 PM

285’

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – June 21st (Summer Solstice)

June 21st
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – June 21st (Summer Solstice)

June 21st

9 AM

6 PM

12 Noon
3 PM

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – June 21st (Summer Solstice)

June 21st

9 AM

6 PM

12 Noon
3 PM

285’

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – June 21st (Summer Solstice)

June 21st

9 AM

6 PM

12 Noon

3 PM

285’

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – September 21st (Autumnal Equinox)

September 21st
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9 AM

6 PM

12 Noon 3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – September 21st (Autumnal Equinox)

September 21st

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

6 PM

12 Noon 3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – September 21st (Autumnal Equinox)

September 21st

285’
Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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9 AM

6 PM

12 Noon
3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – September 21st (Autumnal Equinox)

September 21st

285’

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – December 21st (Winter Solstice)

December 21st
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9 AM 12 Noon

3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – December 21st (Winter Solstice)

December 21st

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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9 AM 12 Noon

3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – December 21st (Winter Solstice)

December 21st

285’

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

6 PM

12 Noon

3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – December 21st (Winter Solstice)

December 21st

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal

Review of Seasonal 
Differences in Shadow
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – March 21st (Vernal Equinox)

March 21st

9 AM

6 PM

12 Noon
3 PM

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – June 21st (Summer Solstice)

June 21st

9 AM

6 PM

12 Noon

3 PM

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

6 PM

12 Noon
3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – September 21st (Autumnal Equinox)

September 21st

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

6 PM

12 Noon

3 PM

Ch. 91 Baseline and the Proposed Redevelopment Scenario

Hook Development Proposal – December 21st (Winter Solstice)

December 21st

Net Shadow* increase over Chapter 91 
Baseline Scenario (taking into account 
existing shadows)
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Chapter 91 and 
the MHP Process
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Downtown Waterfront MHP
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Hook Wharf – 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 

• 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 MHP
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Hook Wharf – MHP: WDUZ
Currently proposed WDUZ along 
Moakley Bridge side is 12 feet wide 
instead of approx. 15 – 17 feet wide 
as required under Chapter 91

• WDUZ along the Moakley Bridge 
side is unlikely to have multiple 
Water Dependent Uses 

• A reconfigured WDUZ would 
likely require approx. 500 SF of 
additional WDUZ along the Fort 
Point Channel edge and could 
include all or some of the 
proposed Harborwalk Connector 

• Other aspects of the project may 
also address the WDUZ standard

Downtown Waterfront MHP
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Hook Wharf – MHP: Building Height
Net new shadow impacts occur on the Rose Kennedy Greenway (out of Chapter 
91 jurisdiction) and on sidewalks, Rowes Wharf docks, and the watersheet

• Focus of Offsets is on ground level Chapter 91 public benefits on or adjacent 
to the site

• Also, there is more geographic flexibility with Building Height Offsets, 
allowing for MHP-wide offsets

Downtown Waterfront MHP
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Hook Wharf – MHP: Building Footprint
The proposed Building Footprint 
covers approx. 2/3 of the site, approx. 
3500 SF in excess of the Chapter 91 
requirement

• Initial strategy is to explore the 
proposed Harborwalk Connector 
as a potential Offset

• If the Building Footprint Offset for 
Hook cannot be addressed on 
site, it will be factored into a 
Building Footprint Offset (open 
space) strategy for the entire MHP, 
including Harbor Garage and 
Marriott

Downtown Waterfront MHP
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Hook Wharf – MHP: FPTs
Portions of upper level floors have Facilities 
of Private Tenancy (FPTs) over flowed 
Commonwealth tidelands 

• Offsets must prevent significant 
privatization of areas adjacent to the 
WDUZ

• Initial Offset approach includes

o A high-quality Harborwalk Connector

o Active FPA ground floor with existing 
water dependent uses

o Potential on or offsite Special Public 
Destination Facilities (SPDFs)

o Other amenities based on feedback

Downtown Waterfront MHP
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Hook Wharf – MHP: Proposed Offsets
Initial overall approach for Offsets includes

• A high-quality Harborwalk Connector

• Active FPA ground floor with existing water 
dependent uses

• Potential on or offsite SPDFs

• Other Public Realm Plan recommendations

Does this approach activate the site with 
comparable or greater effectiveness than C. 91?

Does it establish the site as a year round locus of 
public activity in a comparable and highly 
effective manner?

Are there other offsets that should be included?

Downtown Waterfront MHP
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Downtown Waterfront MHP

MHP Study Area
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Comments and 
Questions


