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6:00-6:30PM Presentation

Public Process to Date

Site Context

Project Vision

Public Realm and Theater

Building Massing and Exterior Design

6:30-7:00PM Breakout Sessions

Room 1 - Ground Floor Design and Activation

Room 2 - Arts and Culture

Room 3 - "Ask the Developer"

Open House Format



Room 1
Ground Floor Design 
and Activation

Kishore Varanasi, CBT

Ken Greenberg, Greenberg 
Consulting 

Emily Mueller De Celis, MVVA

Amanda Keefe, Redgate

Room 2
Arts and Culture

Andrea Windhausen, BioMed

Malia Lazu, The Urban Labs

Maure Aronson, Global Arts 
Live 

Adrian LeBuffe, CBT

Lisa Serafin, Redgate

Room 3
"Ask the Developer"

Sal Zinno, BioMed

Sean Manning, VHB

Tyler Morandi, Redgate

Robin Fitzgerald-Green, CBT

Mike Sherry, The Belfort Group

Breakout Session Rooms



Canal District: A Pioneering Mixed-Use Development



585 Third St: Inaccessible for decades



Community Outreach

32 
Months of 
Public
Outreach 

3 
Open Houses 
(Kendall & The Port)

200+ 
Open House 
Attendees

170+ 
Comments posted on 
presentation boards 170+ 

People have filled out 
on-line survey 
(and counting)

12 
Meetings with 
Mayor’s Arts 
Task Force

200+ 
Arts and Community 
Stakeholder 
Conversations

7
Meetings with 
BioMed established 
Arts Advisory Group

1 
METRIS Cultural 
Venue Inventory/
Needs Assessment

200+ 
Programming Data Points
from CultureHouse 
& existing site activities



Relocation of GTS Facility in Progress

Parcel C GTS

GTSParcel C

Third St

Athenaeum St

Kendall St

Eversource Gas Transfer Station (GTS)

Kendall St

Athenaeum St

T
hi

rd
 S

t

Moving GTS is a complex financial & operational endeavor



Project Benefits
• 10,000 SF All-

Season Indoor 
Public Space 

• Seamless Indoor 
Outdoor Public 
Realm 

• ~300 Seat Theater/
Performance Space

• Exhibit Area

• Diversity and 
Inclusion Outreach 
Program for the 
Performance 
Spaces and Public 
Space 

• Kayak Launch

• Winter Market

• Public Arts on the 
Vent Shaft along 
Broad Canal Way 

• Adoption of Energy 
Conservation 
Strategies

• Reduction of Carbon 
Emissions 

• Contribution to 
Margaret Fuller 
House 

• Operational Support 
to Encourage a 
Diverse, Inclusive, 
and Sustainable 
Operating Model for 
the Applicable Arts 
Programs

• Setbacks/Stepbacks

• No New Parking

• Relocating GTS 
Facilities and 
Related Utility 
Infrastructure



PROJECT VISION



• 10,000 SF All-
Season Indoor Public 
Space 

• Seamless Indoor 
Outdoor Public 
Realm 

• ~300 Seat Theater/
Performance Space

• Exhibit Area

• Diversity and 
Inclusion Outreach 
Program for the 
Performance Spaces 
and Public Space 

Project Vision



View from Termeer Square



Arts & Culture Center: Summer, Spring, Fall



Arts & Culture Center: Winter Evening



View From Third Street Looking North - Existing



View From Third Street Looking North - Proposed



View From Third Street Looking South - Existing



View From Third Street Looking South - Proposed



View From Third Street Looking East - Existing



View From Third Street Looking East - Proposed



View From Canal - Existing



View From Canal - Proposed



Sustainability: Innovative Building Solutions

Third St

Binney St

B
roadw

ay

Athenaeum
 St

Kendall St

Advanced 
Exhaust Heat 

Recovery

No Gas 
Connection

Reduce thermal energy

Reduced storm water 
outflow rates

Narrow façade faces east and 
west to reduce low angle sun 
heat gain 

LEED Gold 
Minimum

Pollinator 
Habitat

Softscape 
Design

High Performance 
Envelope

Optimized 
Facade Design

Stormwater 
Management

Softscape and planning 
mitigate heat island

Pedestrian 
Streetscape

Pedestrian wind mitigated through 
robust streetscape plantings

Multiple microclimates 
increase thermal comfort



Sustainability: Energy Story 

585 Third St is expected to consume 65% less energy and 
85% less fossil fuels than the benchmark average.



PUBLIC REALM AND THEATER 



Program Convergence

Lab & 
Office Landscape

Winter 
Garden

Retail

Exhibition 
& Pop-up

Performance 
Art & Music



Public Realm

Kendall Street South

Athenaeum Street

Third
 Street
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675  WEST KENDALL STREET
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VOLPE
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Site Circulation

32 BIKE PARKING SPACES 

26 BIKE PARKING 
SPACES

16 HUBWAY BIKES

TOTAL BIKE PARKING SPACES PROVIDED: 

- 32 (FOR LAB BUILDING) 
- 30 (FOR THEATER / WINTER GARDEN)
GRAND TOTAL: 62 BIKE PARKING SPACES

4 BIKE PARKING 
SPACES

PEDESTRIAN CIRCULATION 
(EXTERIOR)

PEDESTRIAN CIRCULATION 
(INTERIOR)

D
 r 

o 
p 

- O
 f 

f

D R O P - O F F

450 KENDALL ST

500 KENDALL ST

T 
h 

i r
 d

  S
 t 

r e
 e

 t

K e n d a l l  S t r e e t - S o u t h

K 
e 

n 
d 

a 
l l

  S
 t 

r 
e 

e 
t  

- E
 a

 s
 t 

A t h e n a e u m  S t r e e t

585 THIRD STREET

WATERMARK

TERMEER SQUARE

PARKING 
GARAGE

675  WEST KENDALL STREET

LOADING 

VOLPE

THRID ST APARTMENT

WINTER GARDEN/
PERFORMANCE

CENTER

RETAIL

SITE CONNECTION

PROGRAM NODE

TO KENDALL SQ

TO BROAD CANAL

TO TERMEER SQ

BOX OFFICE

BIKE PARKING

MAIN BIKE PATH

HUBWAY

CONTEXT

Site Plan & Circulation



0' 8' 16'

Plaza Circulation Planting Shared Existing Existing 

Zone Zone

Performance 
Space

Street Planting Sidewalk

8'-0" 5'-6"
24'-6"

Plant Bed, 
BeyondInterior 

Plant Bed, 
Beyond

5'-0"24'-0" 10'-6"

Kendall StreetEast Plaza Parcel D (NIC)

20.25
19.25

21.25
22.25

(21.61)
(22.12)

Kendall Street

18'-6" 9'-0"8'-0"

Pedestrian Sidewalk

585 THIRD STREET

Plant Bed Internal Sidewalk

Seat Wall, Typ.

22.25TC 21.50
BC 21.00

Existing Steam Tunnel

SidewalkPlant BedThird Street Bike Lane

Buffer 
Zone

Drop Off 
Zone

8'-0"11'-6"5'-0"3'-0"8'-0"

22.25

Seat Wall, Typ.

Existing Utilities, Typ.

Relocated above grade 
Steam Infrastructure 

Covered Walkway

15'-0"

Athenaeum StreetPlant BedPlant Bed Sidewalk

7'-6"8'-6"12'-0"

TW 23.80
TC 22.35
BC 21.60

TW 23.80

 22.30

Seat Wall, Typ.

Existing Steam Tunnel Third Street Atheneaum Street Kendall Street South

Kendall Street East

Street Sections



Landscape Material and Site Elements

EXPOSED AGGREGATE PAVEMENT - PLAZA

CONCRETE PAVERS - 
PATHWAY 

DRIFTWOOD - BENCH

DECOMPOSED GRANITE PAVEMENT

ASPHALT PAVER

GRANITE BOLLARD

I. BUILD ON THE EXISTING SITE MATERIAL LANGUAGE II. EXTEND THE EXTERIOR TO THE INTERIOR III. CREATE A SETTING FOR ACTIVATION/ART

BIKE RACKS

OUTDOOR MUSIC / DANCE

FOOD TRUCK

ROAD ART

ART INSTALLATION

WATER FEATURE

PLAY INSTALLATION

MOVABLE TABLES AND CHARIS

LIGHT POLE

Landscape Materials & Site Elements
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BUILDING MASSING AND EXTERIOR DESIGN



Soft & Scaled

Dynamic & Colorful

Textured & Crafted

Performative & Sustainable

Clarity of the massing

Vegetated/activated terraces

Welcoming ground level

Prominent/visible theater

Dynamic facade

Massing and 
Facades

LAB
/OFFICE

PUBLIC REALM

THEATER

Exterior Expression



Facade Composition and Material



Walk-through



NEXT STEPS



Moving Forward: Approximate Timeline

2018 20222020 20242019 20232021

Community Outreach

Rezoning 
(City Council, Ordinance Committee, Planning Board)

Design

Design

Planning Board Special Permit

Construction

Arts + Culture 
Center Opening

Today



www.CanalDistrictKendall.com @CanalDistrictKS@CanalDistrictKS

THANK YOU

@CanalDistrictKendall

WHERE CONNECTIONS FLOW



Room 1
Ground Floor Design 
and Activation

Kishore Varanasi, CBT

Ken Greenberg, Greenberg 
Consulting 

Emily Mueller De Celis, MVVA

Amanda Keefe, Redgate

Room 2
Arts and Culture

Andrea Windhausen, BioMed

Malia Lazu, The Urban Labs

Maure Aronson, Global Arts 
Live 

Adrian LeBuffe, CBT

Lisa Serafin, Redgate

Room 3
"Ask the Developer"

Sal Zinno, BioMed

Sean Manning, VHB

Tyler Morandi, Redgate

Robin Fitzgerald-Green, CBT

Mike Sherry, The Belfort Group

Breakout Session Rooms



• Click '...'

• Click 'Join Breakout 
Room' button

• Choose a breakout 
room to join

Accessing Breakout Rooms



• Click '...'

• Click 'Choose a different 
breakout room'

• Click 'Leave 
Breakout Room'

Switching/Leaving Breakout Rooms



Room 1
Ground Floor Design 
and Activation

Kishore Varanasi, CBT

Ken Greenberg, Greenberg 
Consulting 

Emily Mueller De Celis, MVVA

Amanda Keefe, Redgate

Room 2
Arts and Culture

Andrea Windhausen, BioMed

Malia Lazu, The Urban Labs

Maure Aronson, Global Arts 
Live 

Adrian LeBuffe, CBT

Lisa Serafin, Redgate

Room 3
"Ask the Developer"

Sal Zinno, BioMed

Sean Manning, VHB

Tyler Morandi, Redgate

Robin Fitzgerald-Green, CBT

Mike Sherry, The Belfort Group

Breakout Session Rooms



Breakout Room 1
Ground Floor Design 
and Activation

Kishore Varanasi, CBT

Ken Greenberg, Greenberg 
Consulting 

Emily Mueller De Celis, MVVA

Amanda Keefe, Redgate
GATHER

PERFORM

EXPERIENCE

COLLABORATE

COFFEE

SEATINGEXHIBIT



Arts and Culture

Andrea Windhausen, BioMed

Malia Lazu, The Urban Labs

Maure Aronson, Global Arts 
Live 

Adrian LeBuffe, CBT

Lisa Serafin, Redgate

Breakout Room 2



Breakout Room 3
"Ask the Developer"

Sal Zinno, BioMed

Sean Manning, VHB

Tyler Morandi, Redgate

Robin Fitzgerald-Green, CBT

Mike Sherry, The Belfort Group



APPENDIX



Zoning

Max Commercial GFA 525,000 GFA 525,000 GFA (Approx.)

30,000 SF 30,000 SF (Approx.)

10,000 SF 15,000 SF (Approx.)

250' 250'

N/A N/A

N/A N/A

85' 0' 

135 135

62 62

N/A N/A

N/A 0

5 5

23%20%

Min Performing Arts Component

Min Ground Floor Public Space

Max Height 

Front Yard Setback

Rear Yard Setback

Side Yard Setback

Max. Bldg Height w/in 10' of Third St 

Long Term Bike Parking 

Short Term Bike Parking 

Min Car Parking 

Loading Bays

Open Space (% of lot area across the PUD)

Allowed/Required Proposed
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Roof Terraces 

17TH FLOOR TERRACE

7TH FLOOR TERRACE

14TH FLOOR TERRACE12TH FLOOR TERRACE

6TH FLOOR TERRACE

7TH FLOOR TERRACE
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585 THIRD STREET

GATHERING SPACE

VIEWS

3 of 15

Roof Terraces
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Level 1
22' - 3"

Level 2
42' - 3"

Level 3
57' - 3"

Level 4
76' - 3"

Level 5
90' - 9"

Level 6
105' - 3"

Level 7
119' - 9"

Level 8
135' - 3"

Level 9
149' - 9"

Level 10
165' - 3"

Level 11
182' - 9"

Level 12
197' - 3"

Level 13
211' - 9"

Level 14
227' - 3"

Level 15
241' - 9"

Level 16
256' - 3"

PH1 Level
272' - 0"

PH2 Level
292' - 0"

T.O. Screen Wall
312' - 0"

Basement
2' - 3"

Theater Section
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33mph

22mph

11mph

4.4mph

9

Average 
Wind 
Speed 

12.5 mph

Prevailing 
DirectionExisting conditions scenario Proposed + Existing surroundings + Landscape scenario

Preliminary Wind Analysis - Summer

PEDESTRIAN WIND STUDY 
CONDOMINIUM ROOF TERRACE AT BULFINCH CROSSING 

RWDI#1401777 
December 6, 2018 
 
 
 

rwdi.com Page 6 
 

RWDI PEDESTRIAN WIND CRITERIA  

The RWDI pedestrian wind criteria, which has been developed by RWDI through research and consulting practice 

since 1974, are used in the current study. These criteria have been widely accepted by municipal authorities as 

well as by the building design and city planning community. They are sometimes subjective and regional 

differences in wind climate and thermal conditions as well as variations in age, health, clothing, etc. can affect a 

person’s perception of the wind climate. Therefore, comparisons of wind speeds for the existing and proposed 

building configurations are the most objective way in assessing local pedestrian wind conditions. In general, the 

combined effect of mean and gust speeds on pedestrian comfort can be quantified by a Gust Equivalent Mean 

(GEM).   

RWDI Pedestrian Wind Criteria 
Comfort 
Category 

GEM Speed 
(mph) Description 

Sitting < 6 
Calm or light breezes desired for outdoor restaurants and seating areas 
where one can read a paper without having it blown away 

Standing < 8 
Gentle breezes suitable for main building entrances, bus stops, and other 
places where pedestrians may linger 

Strolling < 10 
Moderate winds that would be appropriate for window shopping and 
strolling along a downtown street, plaza or park  

Walking < 12 
Relatively high speeds that can be tolerated if one’s objective is to walk, run 
or cycle without lingering 

Uncomfortable > 12 
Strong winds of this magnitude are considered a nuisance for all pedestrian 
activities, and wind mitigation is typically recommended 

Notes: 
(1) GEM speed = max (mean speed, gust speed/1.85); 
(2) GEM speeds listed above are based on a seasonal exceedance of 20% of the time between 6:00 and 23:00. 

Nightly hours between 0:00 and 5:00 are excluded from the wind analysis for comfort since limited usage 
of outdoor spaces is anticipated; and, 

(3) Instead of standard four seasons, two periods of summer (May to October) and winter (November to 
April) are adopted in the wind analysis, because in a colder climate such as that found in Toronto, there 
are distinct differences in pedestrian outdoor behaviors between these two-time periods. 

Safety Criterion Gust Speed 
(mph) Description 

Exceeded > 56 
Excessive gust speeds that can adversely affect a pedestrian's balance and 
footing. Wind mitigation is typically required. 

Notes:  
(1) Based on an annual exceedance of 9 hours or 0.1% of the time for 24 hours a day; and, 
(2) Only gust speeds need to be considered in the wind safety criterion. These are usually rare events, but 

deserve special attention in city planning and building design due to their potential safety impact on 
pedestrians. 
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Notes:  
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(2) Only gust speeds need to be considered in the wind safety criterion. These are usually rare events, but 

deserve special attention in city planning and building design due to their potential safety impact on 
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RWDI PEDESTRIAN WIND CRITERIA  
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since 1974, are used in the current study. These criteria have been widely accepted by municipal authorities as 

well as by the building design and city planning community. They are sometimes subjective and regional 

differences in wind climate and thermal conditions as well as variations in age, health, clothing, etc. can affect a 

person’s perception of the wind climate. Therefore, comparisons of wind speeds for the existing and proposed 

building configurations are the most objective way in assessing local pedestrian wind conditions. In general, the 

combined effect of mean and gust speeds on pedestrian comfort can be quantified by a Gust Equivalent Mean 

(GEM).   
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Comfort 
Category 

GEM Speed 
(mph) Description 
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Calm or light breezes desired for outdoor restaurants and seating areas 
where one can read a paper without having it blown away 

Standing < 8 
Gentle breezes suitable for main building entrances, bus stops, and other 
places where pedestrians may linger 

Strolling < 10 
Moderate winds that would be appropriate for window shopping and 
strolling along a downtown street, plaza or park  

Walking < 12 
Relatively high speeds that can be tolerated if one’s objective is to walk, run 
or cycle without lingering 

Uncomfortable > 12 
Strong winds of this magnitude are considered a nuisance for all pedestrian 
activities, and wind mitigation is typically recommended 

Notes: 
(1) GEM speed = max (mean speed, gust speed/1.85); 
(2) GEM speeds listed above are based on a seasonal exceedance of 20% of the time between 6:00 and 23:00. 

Nightly hours between 0:00 and 5:00 are excluded from the wind analysis for comfort since limited usage 
of outdoor spaces is anticipated; and, 

(3) Instead of standard four seasons, two periods of summer (May to October) and winter (November to 
April) are adopted in the wind analysis, because in a colder climate such as that found in Toronto, there 
are distinct differences in pedestrian outdoor behaviors between these two-time periods. 
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(2) Only gust speeds need to be considered in the wind safety criterion. These are usually rare events, but 

deserve special attention in city planning and building design due to their potential safety impact on 
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