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GLOBAL WATERFRONT

Climate ResiliencyAccess & Activation  Exceptional Design

3



4



5



6



MHPAC MEETING 
SEPTEMBER 28, 2016 
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Floating Docks/
Water Edge Interaction
Gathering Edge

H
I

12060300
SCALE: 1” = 60’ - 0”

WHARF DISTRICT PUBLIC REALM VISION - BOSTON, MASSACHUSETTS
October 11, 2016 WHARF DISTRICT COUNCIL
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HARBOR GARAGE & OLD ATLANTIC ROAD SITE

Maximize view to Water
Align building massing and open 
space to capture views of Harbor from 
Greenway.

Unify Open Space
Connect two open spaces visually 
and physically across Milk Street to 
increase the scale of Open Space.

Link to Harborwalk
Provide wide (uncluttered) sidewalk 
experience along Milk to allow 
recognizable E-W connection.

Aquarium Visual Enticement
Provide artful element (visible 
from Greenway) to attract users to 
Aquarium and Harborwalk.

Floating Docks/Water Edge Interaction
Create opportunities for public to 
access water sheet with floating 
docks/amenities at water level.
 

Gathering Edge
Provide an active gathering experience 
along Old Atlantic Ave.

Visual Enticement/East India Terminus
Provide artful element (visible 
from Greenway) to attract users to 
Aquarium and Harborwalk.

Primary Building Entry
Activate East India by placing a 
primary building entry at corner of 
Atlantic and East India

Link to Harborwalk - E India Row
Provide wide (uncluttered) sidewalk 
experience along Milk to allow 
recognizable E-W connection.

Kiosk
Contains interpretive elements/
panels - consisting of graphics and text 
that convey the history and evolution 
of the wharf through time. 

Visual Enticement/East India Terminus

Ground Floor Activation ‘In and Out’
Vehicular Access - Loading/Garage

Link to Harborwalk
Vehicular Pick up/ Drop off

Primary Building Entry

Aquarium Visual 
Enticement

Maximize view to Water

Unify Open Space

Wayfinding

Link to Harborwalk

50% Lot Open Space

Ground Floor 
Activation In/Out
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MHP Design Provisions

• 50% open to sky (28,673 sf)
   - 30% to the North
   - 10% to the South
   - 10% to the East
• Single Tower
• 600’ to top of building, 585’ to highest 

occupied floor
• 900,000 sf max area
• 10,500,000 cu ft max volume
• No one-hour net new shadow (October 23rd) 

seaward of the Long Wharf Marriott
• Active uses facing Central Wharf
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Program

2020
Current

2014
Previous

VS

Open Space 

Office 

Hotel

Residential Units

Retail

Parking

Total Square Feet

Open Space 

Office 

Residential Units

Retail

Parking

Total Square Feet

19,810 sf

700,000 sf

250-300 keys

120 units

3 Levels

1400 spaces

1.3M

28,673 sf

535,000 sf

200 units

2 Levels

1100 spaces

865,000 sf
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GROUND LEVEL PLANNING
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Existing Site Plan
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Existing Pedestrian Circulation
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L e g e n d :

Existing Vehicular Circulation
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EXISTING CONDITIONS
22



PARKING

N

REPLACE PARKING

1,100 Spaces
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ELEVATING THE GRADE

4’-0”
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N

TOUCH THE WATER
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SOFTEN THE EDGES
N26
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STRENGTHEN HARBOR WALK
N27



50% OPEN TO SKY (28,673 SF)
30% to the North
10% to the South
10% to the East
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CHRISTOPHER
COLUMBUS PARK

ROSE KENNEDY 
GREENWAY

FUTURE BLUEWAY

N

“BLUEWAY”
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Area Flooding
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ATLANTIC AVE
EXISTING GRADE

+17 BCB

FEMA FLOOD PLAIN

IMAX

Existing Grade
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PROPOSED GRADE
+21 BCB

FEMA FLOOD PLAIN

ATLANTIC AVE

IMAX

Raise Entire Site +4’ for Sea Level Rise
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L e g e n d :

Ground Level Plan
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Level 2 Plan

retail / public amenity

B C B  + 4 1

“Grand Stair”
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IMAX

Public Seating & Grand Stair Above Garage Entry 

OUTLOOK
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Public Realm Vision

BLUE WAY

GREENWAY

ORTHOGONAL

HARBOR
TOWERS

LONG
WHARF

ORGANIC

ATLANTIC AVE

AQUARIUM

HARBOR
GARAGE

3039



elevate grade from 
17’ to 21’ for resiliency 

organic 
New England 
rocky tidal ledges

overlook
cantilevered deck

8% ADA ramp

existing seawall

public art 
opportunities

8% ADA ramp

flush 
residential dropoff

EAST INDIA
garage entrance

Site Plan
EXISTING NEAQ 
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monumental stairs
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elevate grade from 
17’ to 21’ for resiliency 

OLD ATLANTIC
and MILK as 
flush streetscapes 

8% ADA ramp at 
curvilinear steps

organic 
New England 
rocky tidal ledges

overlook
cantilevered deck

8% ADA ramp

extend BLUEWAY 
to GREENWAY

public art 
opportunities 

8% ADA ramp

flush
residential dropoff

orthogonal 
city edge

monumental stairs
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garage entrance
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PLAN (FUTURE)
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movable 
cafe seating

ATLANTIC garage entrance

organic 
New England 
rocky tidal ledges

overlook
cantilevered deck

8% ADA ramp

existing seawall

orthogonal 
city edge

EAST INDIA
garage entrance

elevate grade from 17’ 
to 21’ for resiliency 
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spray or black zone

upper intertidal or 
periwinkle zone
middle intertidal or 
barnacle/rockweed zone

lower intertidal or 
Irish moss zone

subtidal or kelp zone
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Interactive  + Educational Multimedia Public Art

6145
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Ground Level Plan
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TOWER
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RESI

OFFICE

900K SF

10.5M
CU FT 

N

MODIFYING BULK TO USE

RETAIL
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Stepped Form

S E T B A C K S  R E S P O N D  T O  P R O G R A M

o f f i c e

r e t a i l

r e s i

S T E P P E D  F O R M  

•  S E T B A C K S  C A N  R E L AT E  T O  
S U R R O U N D I N G  B U I L D I N G S

•  E X T E R I O R  S PA C E  C A N  B E  
P R O V I D E D  F O R  T E N A N T S  
F O R  I M P R O V E D  W O R K  /  L I V E  
E N V I R O N M E N T S

•  M O R E  U S A B L E  A N D  R AT I O N A L  
I N T E R I O R  P L A N N I N G

•  I M P R O V E D  W I N D  M I T I G AT I O N
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Massing Progress 

C L I M AT E  R E A D Y  B O S T O N  M A S S I N G S T E P P E D  E X T R U S I O N S
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Massing Progress

VA R I E D  S E T B A C K  H E I G H T S F O L D E D  P R O F I L E
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Program

RESIDENTIAL
18 FLOORS

OFFICE
22 FLOORS

RETAIL
2 FLOORS

538,000 SF

360 FT

600 FT

40 FT

284,000 SF
200 UNITS

42,000 SF

TOTAL
865,000 SF
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Height Continuity

11

20190905_BPDA-booklet-11x17_r2.indd   11 9/4/2019   9:53:31 AM
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O r i g i n a l  I n d i a  W h a r f

F a c t o r y  W i n d o w

Special Window Facing Greenway

APPROACH 
FROM 

DOWNTOWN

APPROACH 
FROM 

ATLANTIC 
AVE
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Boston Tops

Custom House Tower, 1915

John Hancock Tower, 1976 Two International Place, 1992 Millenium Tower, 2016 One Boston Street, 1970

One Dalton Street, 2019Federal Reserve Bank Building, 1976 One Lincoln Street, 2003 One International Place, 1987 Exchange Place, 1984

Prudential Tower, 1964

28 State Street, 1970 111 Huntington Street, 2002 160 State Street, 1977 Berkeley Building, 1947
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Types of Top Expression

Flat Step Geometric Crown
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Types of Top Expression

+
Stepped Crown
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I N S U L AT E D  
G L A S S  U N I T

S O L I D  PA N E L

E L E VAT I O N

P L A N
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 V E R T I C A L  S O L I D I T Y   B R E A K S  U P  T H E 
FA C A D E  A N D  C O M P L I M E N T S  T H E  F O R M

 S H I N G L E D  P I E R S  A L L O W  F O R  L A R G E R 
S PA N S  O F  U N O B S T R U C T E D  G L A S S , 
A N D  P R O V I D E  D E D I C AT E D  S PA C E  F O R 
T H E R M A L  I N S U L AT I O N

ELEVATION

PLAN PLAN

ELEVATION

Vertical Expression
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 F O L D E D  FA C A D E  PA N E L S  D I S P E R S E S 
L I G H T  G L A R E  R E F R A C T I O N S ,  W H I L E  A 
S M O O T H  S U R FA C E  F O C U S  L I G H T  G L A R E 
I N  C O N C E N T R AT E D  A R E A S

PLAN PLAN

Glare
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 F O L D E D  FA C A D E  C R E AT E S  S M A L L 
P O C K E T S  O F  T U R B U L E N C E  W H I C H 
E N C O U R A G E  T H E  A I R  T O  “ S T I C K ”  T O 
T H E  F O R M  A N D  D E L AY  S E PA R AT I O N . 

R O U N D T E X T U R E D

PLAN

Wind
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Terracotta & textured metals
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Elevations

H A R B O R M I L K  S T R E E T
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Elevations

AT L A N T I C  AV E E A S T  I N D I A  R O WAT L A N T I C  AV E E A S T  I N D I A  R O W
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BUILDINGS 
ALONG WATER

SOUTH STATION 
TOWER

(FUTURE)

FED RESERVE 
BANK

INTERCON. 
HOTEL

ATLANTIC 
WHARF

INDEPENDENCE 
WHARF

ROWES WHARF HARBORS 
TOWERS 

RESIDENCES

255 STATE 
STREET

LONG 
WHARF 

MARRIOT

BULLFINCH CROSSING
(FUTURE)

 ONE 
INTERTNATIONAL 

PLACE  TWO 
INTERTNATIONAL 

PLACE

ONE BOSTON 
PLACE

CUSTOM HOUSE 
TOWER

60 STATE 
STREET125 HIGH 

STREETKEYSTONE 
BUILDING

PINNACLE
CENTRAL
WHARF

BUILDINGS ALONG 
GREENWAY

BUILDINGS BEYOND

Elevation Along Waterfront
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SUSTAINABILITY & RESILIENCY
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Emission and energy goals in Boston

Boston aspires to carbon neutrality by 2050, reducing 
building and grid emissions

Design to be better than 2020 Stretch Code. Multiple 
targets will be considered: LEED 4 Gold, Passive House, 
AIA 2030 Challenge.

Priority to study NetZero feasibility and District Energy per 
Smart Utilities Project

Boston’s path to cabron neutrality
Source: Carbon Free Boston 2019

% OF BASELINE BUILDING

EPA
Baseline MA 2020

ASHRAE 2016

LEED 4 Gold

AIA 2030

Passive House
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Resiliency challenges on site

Downtown waterfront is a high risk flood area with 
property losses of $ 500M by 2030

Site at critical flood entry point with 21” tidal floods by 
2050 and 40” by 2070

EverSource identifies a medium risk of power outage 
in the area, combined with 20-40 additional days over 
900F by 2030

2030 1% storm flood

2050 1% storm flood

2070 1% storm flood

Critical infrastructure

Future storm flood scenarios Downtown Boston
Source: Climate Ready Boston (CRB) 2019

Harbor tower site has 
the opportunity to 
improve the water edge

Future expected range of days over 90F
Source: Climate Ready Boston (CRB) 2019

1990 2030 207020502020 2030 2030

Days over 100 F
Days over 90 F

20-40
days

25-65
days

100

80

60

40

20

0

FLOODING

ENTRY POINT
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Environmental Goals

Low carbon design better 
than ASHRAE 90.1 2016 
and LEED 4.1 Gold

Electric ready design

All storm runoff water 
managed on site

Increase waste diversion

Impact
Reduction

Resilient
Design

Occupant
Wellbeing

Integral flood protection 
as part of waterfront

Passive heat survivability 
during blackouts

Improved daylight access 
and thermal comfort

Active design in office 
and public amenities

Minimized overheating

1

2

3

4

1

2

3

1

2

3
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Resilience, Comfort and Community

+21’

+17’

POROUS HIGH ALBEDO PAVEMENT 
FOR REDUCED HEAT ISLAND

STORM WATER MANAGEMENT 
GARDENS

TIDAL BUFFERING LANDSCAPE

1

2

3

4

5

6

4

1

3

6

6

ELEVATED SITE
FOR FLOOD PROTECTION, ALSO IMPROVING ACCESS TO THE WATERFRONT 
AND INTEGRATING WITHIN LARGER DOWNTOWN PUBLIC SPACE NETWORK

HARBOR TIDAL EDGE
TO CREATE A BUFFER FOR PEAK STORM TIDE FLOODING

STORM WATER MANAGEMENT SYSTEM
INCORPORATING ON-SITE RAINWATER STORAGE AND GROUND LEVEL 
SURFACE RETENTION, EXCEEDING THE RUNOFF CONTROL CAPACITY 
DEFINED BY THE CITY

NEIGHBORING SITES ENGAGEMENT
INTEGRATION WITHIN THE JOINT DISTRICT RESILIENCY STRATEGY OUTLINED 
BY CLIMATE READY BOSTON

PASSIVE SURVIVABILITY
INTEGRATION WITHIN THE JOINT DISTRICT RESILIENCY STRATEGY OUTLINED 
BY CLIMATE READY BOSTON

URBAN HEAT ISLAND REDUCTION
EXTREME HEAT ADAPTATION, THROUGH A COMBINATION OF HIGH ALBEDO 
PAVEMENT AND FLOOR MATERIALS AND VEGETATED SHADED CANOPY.

2
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Resilience, Comfort and Community

EXTERIOR

VENTILATION

DAYLIGHTING

INTERIOR

+21’

+17’

POROUS HIGH ALBEDO PAVEMENT 
FOR REDUCED HEAT ISLAND

STORM WATER MANAGEMENT 
GARDENS

TIDAL BUFFERING LANDSCAPE

DOUBLE HEIGHT OFFICE SPACES

1

2

2

2

3

3

3

4

4

1

6

7

8

8

7

6

FLOOD PROTECTION ELEVATED SITE 
AUTOMATED BARRIERS FOR PARKING ENTRANCE
SHADING TREE CANOPY ON SITE

STORM WATER RETENTION GARDEN NETWORK

HIGH PERFORMANCE FACADE
• REDUCED WWR THROUGH SUPER INSULATED SOLID PANELS
• REDUCED ENERGY USE THROUGH LOW-E COATED DOUBLE GLAZING 

AND HORIZONTAL SHADING 
• REDUCED HARMFUL RADIATION ON THE EAST AND WEST FACADES

DAYLIGHT DESIGN

NATURAL VENTILATION

• REDUCED GLARE THROUGH OPAQUE FACADE PANELS AND SHADING
• REDUCED ELECTRICITY USE THROUGH DAYLIGHT DIMMING CONTROL, 

OCCUPANCY LIGHTING CONTROL, AND LOW POWER LED LIGHTING

• CREATE NATURAL VENTILATION OPPORTUNITIES THROUGH THE USE OF 
FACADE FOLD IN RESIDENTIAL FLOORS

• PROVIDE PASSIVE SURVIVABILITY DURING POWER OUTAGE
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Low Impact Environmental Systems

1

2

3

4

5

7

8

13

9

10

14

11

6

12

STORM WATER STORAGE
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Path to Low Carbon
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• 30% of project site dedicated for integration into 
NEAq’s proposed Blueway vision 

 
• $10 Million contribution toward NEAq resiliency 

improvements associated with Blueway (largest 
offset in history of MHP regime) 
 

• Guaranteed parking for NEAq patrons, through 
construction period and afterward, in modern, 
flood-resistant garage (250 spaces M-F, 9-6; 
500 spaces at all other times) 

 
• $30 Million indemnity to NEAq against 

construction period revenue losses 
 
• Removal of all garage and project-related traffic 

from Central Wharf 
 
• Expansive new visibility to NEAq campus 
 
• Highly activated and amenitized interior spaces 

concentrated along Central Wharf 
 

• Opportunities for NEAq programming 
partnerships 

 
 

• Initial link of district-wide protective network against 
sea level rise (Climate Ready Boston) 

– 4’ elevation of project site and adjacent Harborwalk 
– Creation of living shoreline on behalf of abutters 

 
• Removal of block-long barrier of existing garage 

 
• 28,000+ sf of new open space 

 
• 42,000+ sf of public interior amenity space 

 
• Reimagination & activation of Harborwalk 

 
• $300,000 toward design and engineering of park and 

water transportation hub at Chart House parking lot 
 

• 7 day/4 season activation via mixed-use programming 
 

• Expansive new view corridors and pedestrian access 
to harbor edge 
 

• Significant new revenue streams through value 
capture (e.g., real estate taxes and bonding capacity) 

Representative Project Benefits 



L e g e n d :

Ground Level Plan
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N SHADOW ANALYSIS

The MHP design provisions requires no 

one-hour net new shadow seaward of 

the Long Wharf Marriott (October 23rd)



OWNERSHIP CONDITIONS



DOWNTOWN + WHARF DISTRICT



FLOOD PROTECTION TOOLKIT (Resilient Boston Harbor) 

*Axons from Resilient Boston Harbor. Orange annotations have been added.




