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I. District-wide Urban Design Issues
a. Building Volume and Massing

• Height
• Relationship to the Water
• Density 
• View Corridors.

b. Ground Plane and Public Realm Analysis and Prioritization

II. Setting Priorities for the Municipal Harbor Plan
a. Requested substitute provisions
b. Public Benefits 

• Order of Preference
• Creating priority zones

a. How this relates to the public realm plan and potential offsets

Agenda
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District-wide Urban 
Design Issues

a. Built Environment
a. Heights
b. Views
c. Density

b. Ground Plane and Public Realm Analysis and Prioritization



4for the Boston Redevelopment Authorityand Durand & Anastas Environmental Strategies MHPAC Meeting  – December 3, 2014



5for the Boston Redevelopment Authorityand Durand & Anastas Environmental Strategies MHPAC Meeting  – December 3, 2014

District-wide Urban Design Issues

Built Environment: Heights
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District-wide Urban Design Issues

Heights
With proposed projects
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District-wide Urban Design Issues

Heights: 100’
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District-wide Urban Design Issues

Surrounding Heights
District-wide Urban Design Issues

Heights: 200’
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District-wide Urban Design Issues

Heights: 300’
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District-wide Urban Design Issues

Heights: 400’
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District-wide Urban Design Issues

Heights: 500’
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District-wide Urban Design Issues

Heights
District-wide Urban Design Issues

Heights
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District-wide Urban Design Issues

Relationship of Height to Waterfront
Existing Conditions
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Relationship of Height to Waterfront
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District-wide Urban Design Issues

Relationship of Height to Waterfront
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District-wide Urban Design Issues

Views
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District-wide Urban Design Issues

What to preserve or enhance? Views of the water.
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District-wide Urban Design Issues

What to preserve or enhance?
Views of historic assets.

Custom House Tower
• 496 feet tall
• Construction began in the mid-1800s; 

the tower was added in the 1910s. 
• Custom House District, which was 

added to the National Register of 
Historic Places in 1973

• Before land reclamation was done in 
the mid-1800s, 
Boston's waterfront extended to this 
building.

Source: BPL, photographer Leslie Jones, c. 1929
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District-wide Urban Design Issues

What to preserve or enhance?
Views of historic assets.
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District-wide Urban Design Issues

What to preserve or enhance?
Views of the Custom House Tower.

Source: BPL, photographer Leslie Jones, c. 1930
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District-wide Urban Design Issues

What to preserve or enhance?
Views of the Custom House Tower.

Source: BPL, photographer Leslie Jones, c. 1929
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District-wide Urban Design Issues

What to preserve or enhance?
Views of the Custom House Tower.
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District-wide Urban Design Issues

What to preserve or enhance?
Views of the Custom House Tower.
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District-wide Urban Design Issues

What to preserve or enhance?
“Viewshed” of the Custom House Tower.
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District-wide Urban Design Issues

What to preserve or enhance?
Views of the Custom House Tower from the water.
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District-wide Urban Design Issues

Density
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District-wide Urban Design Issues

Density: FAR

Source: City of Boston Assessing Office &  the BRA
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District-wide Urban Design Issues

Density: FAR Existing Buildings

Source: City of 
Boston Assessing 
Office &  the BRA
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District-wide Urban Design Issues

FAR Proposed Buildings

Proposed 
FAR: 13.7

Proposed 
FAR: 22.6

Proposed 
FAR: 2.77

Source: City of 
Boston Assessing 
Office &  the BRA
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District-wide Urban Design Issues

FAR per zoning code

Fan Pier
Pre-1986: FAR 2
1986 PDA: FAR 4.68
Exist. FAR: 3.5

500 Atlantic Ave.
Art. 49: FAR 5 
FP MHP: FAR 5.6

Atlantic Wharf
IPOD: FAR 8 
FP MHP: FAR 9

Source: City of Boston 
Assessing Office, the 
BRA, FP MHP
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District-wide Urban Design Issues

Public Realm
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District-wide Urban Design Issues

Public Realm: Open Space per Ch. 91
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District-wide Urban Design Issues

Public Realm: Open Space Inaccessible Areas
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District-wide Urban Design Issues

Public Realm: Waterfront Access
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District-wide Urban Design Issues

Public Realm: Streets and Vehicular Areas 
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District-wide Urban Design Issues

Public Realm: Sidewalks, Pedestrian Areas, and Landscape Zones
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District-wide Urban Design Issues

Public Realm: Plazas
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District-wide Urban Design Issues

Public Realm: Ground-level Public Programs 
(i.e., Facilities of Public Accommodation and SPDFs)
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District-wide Urban Design Issues

Public Realm: Water Transportation 
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District-wide Urban Design Issues

Public Realm
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District-wide Urban Design Issues

Public Realm Prioritization Strategy
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District-wide Urban Design Issues

Existing Shadow

October 23rd

8:00 am to 5:00 pm
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District-wide Urban Design Issues

Existing Shadows

Area not under 
continuous 1 hour 
shadow on 23rd Oct

October 23rd

8:00 am to 5:00 pm
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District-wide Urban Design Issues

Existing Shadows

Area not under 
continuous 1 hour 
shadow on 23rd Oct

October 23rd

8:00 am to 5:00 pm
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District-wide Urban Design Issues

Existing Shadows

Area not under 
continuous 1 hour 
shadow on 23rd Oct
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Downtown Waterfront

Historic and Public 
Realm Assets: Long 
Wharf
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Downtown Waterfront

Historic and Public 
Realm Assets: Long 
Wharf
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~30% of the water’s 
edge in this Downtown 
Waterfront study area is 
on Long Wharf

Downtown Waterfront

Historic and Public Realm Assets: Long Wharf
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Boston Harbor Cruises estimates 
an additional 400K annual riders in the 
next 5 years.

Harbor Island Alliance: 2014 was their 
busiest year with approximately 125,000 
visiting the islands, which is up 17% from 
2013.

Downtown Waterfront

Historic and Public Realm Assets: 
Long Wharf Water Transportation Hub
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District-wide Urban Design Issues

Public Realm
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District-wide Urban Design Issues

Public Realm

Area not under 
continuous 1 hour 
shadow on 23rd Oct

October 23rd

8:00 am to 5:00 pm
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District-wide Urban Design Issues

Public Realm Priorities

Northern 
Avenue

Harborwalk
Connection

Chart House 
parking lot

Long Wharf 
Compass

Old Atlantic 
Ave

BRA-owned 
plaza

Water 
transportation
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Revisions

Subdistrict Character and Goals



67for the Boston Redevelopment Authorityand Durand & Anastas Environmental Strategies MHPAC Meeting  – December 3, 2014

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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Setting Priorities for 
the MHP

a. Requested substitute provisions
b. Public Benefits 

• Order of Preference
• Creating priority zones

a. How this relates to the public realm plan and potential offsets
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Setting Priorities for the MHP

Proposed Projects
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Setting Priorities for the MHP

Requested Substitute Provisions: Facilities of Private Tenancy
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Setting Priorities for the MHP

Requested Substitute Provisions: Water-dependent use zone
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Setting Priorities for the MHP

Requested Substitute Provisions: Height*

Proposed Hook Building

Tower 1
Total height – 615’ 
Highest Occupiable floor – 582’

Tower 2
Total height – 538’ 
Highest Occupiable floor – 485’

Proposed Harbor Garage Redevelopment

Total height – 305’ 
Highest Occupiable floor – 285’

* For Ch. 91 
purposes, height 
is based on the 
highest 
occupiable floor.
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Setting Priorities for the MHP

Requested Substitute Provisions: Open Space / Building Footprint

Proposed Building Footprint: 67.3%
Building Footprint: ~13,500 SF
Total parcel size: 20,056 SF

Existing Building Footprint: ~5%

Proposed Building Footprint: 100%
Building Footprint: ~58,000 SF
Total parcel size: ~58,000 SF

Existing Building Footprint: 100%

Proposed Building Footprint: 84%
Building Footprint: ~90,630 SF (~21,600 
SF addition)
Total parcel size: ~ 107,893 SF, excluding 
MBTA Easement

Existing Building Footprint: ~64%

Proposed Hook Building Proposed Harbor Garage 
Redevelopment

Proposed Long Wharf Marriott 
Addition
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Setting Priorities for the MHP

Requested Substitute Provisions: Open Space / Building Footprint

Open Space Existing: 61% (53% is publicly accessible)

Open Space with Proposed Building:  57% (49% is publicly accessible)
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Setting Priorities for the MHP

Public Benefits

Public Benefits (or offsets) should 
focus on:
• Activation of the Waterfront 

(programming)
• Access to the Waterfront (physical 

improvements)
• Open space on waterfront
• Access to the water’s edge 

(paths, views, etc.)
• Water-dependent use and water 

transportation
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Offsets should focus on:
1. On-site improvements
2. Improvements to identified priority 

areas
3. Connectivity improvements (to and 

from the city and along the water)
4. Area-wide improvements (e.g., 

management of public space, 
wayfinding, operating issues)

5. Benefits outside of the jurisdiction 
(planning area)

Setting Priorities for the MHP

Public Benefits: 
Prioritizing an Offset Strategy
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District-wide Urban Design Issues

Public Realm Priority Areas

Northern 
Avenue

Harborwalk
Connection

Chart House 
parking lot

Long Wharf 
Compass

Old Atlantic 
Ave

BRA-owned 
plaza
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Next Steps
The BRA and consultant team will prepare a draft MHP, which
• Will reflect the City’s and committee’s priorities for the public realm and 

watersheet.
• Will reflect the City’s and committee’s thoughts on acceptable substitute 

provisions (open space, height, FPTs).
• Will propose a hierarchy of offsets for various substitute provisions. 

The MHPAC will review and comment on this draft.
We will also review the revised public realm and watersheet activation plan.

The BRA and consultant team will revise the draft, then submit it to the State.

Then the State process includes:
• Public hearing and comment period (30 days)
• Consultation period (30-60 days)
• Secretary issues an MHP decision


