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Waterfront and Market Landing Park

A Quick Walk Through Decades of Controversy,
Incremental Improvements,

and Transformation of Public Space to Serve Multiple Users

Newburyport Market Landing Park expanded & combined with Clipper City Rail Trail
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Waterfront and Market Landing Park

Á Newburyport, MA 

located on North 
Shore (about 40 miles 

from Boston)

Á Population = 18,000

Á Newburyport 

revitalized in late 20 th 
century as an historic 

seaport with a thriving 

tourism industry

Downtown Newburyport with Merrimack River & Ocean in background
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Waterfront and Market Landing Park

Á Transportation 

framework of easily 
accessible I -95 & I-495, 

Rt. 1, Rt. 1A/113

Á Majority reliance on 

private vehicles

Á100 miles of local 

roads
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Waterfront and Market Landing Park

Long-term focus on 
broadening opportunities 

for, and safety of, 
alternative modes of 

transportation in primary 

village nodes
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Waterfront and Market Landing Park

Á Geordie Vining , Senior Project Manager (2001 -present):

Clipper City Rail Trail; Boardwalk Extension and Rehabilitation; Ways to Water; 

Bulkhead Rehabilitation

Á Andy Port , Planning Director (2010 -present) & Project Manager:

Market Landing Park Expansion; Intermodal Parking Garage; NRA Dissolution
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Waterfront and Market Landing Park

Clipper City 

Rail Trail:

× 3.3-mile 
corridor 

loop

× Built in 

multiple 
phases 

between 

2001-2024 
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Waterfront and Market Landing Park

Clipper City Rail Trail corridor is now an enormously popular public space
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Waterfront and Market Landing Park

CCRT is used 
by hundreds ð 

sometimes 
thousands ð 

of people 

every day

60% are daily 
local users 
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Waterfront and Market Landing Park

CCRT envisioned 

as continuous 
loop around 

downtown coreé

éBUT 

Newburyportõs 
central waterfront 

and park was Rail 
Trailõs final 

gap/missing link
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Waterfront and Market Landing Park

Market Landing Park
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Waterfront and Market Landing Park

Market 

Landing Park 
Expansion & 

extension of 
Clipper City 

Rail Trail

(2025)

Communityõs 

flagship civic 

space
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Waterfront and Market Landing Park

HOW DID WE GET HERE?
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Waterfront and Market Landing Park

Newburyport has transformed its central waterfront
several times over the centuries :

Á shipping wharves in 18 th & 19th centurieséto
Á industrialized coal depot in late 19 th/early 20 th centurieséto

Á abandonment and decay in mid -20th centuryéto

Á reinvented recreational destination todayé
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Waterfront and Market Landing Park

TRANSFORMATION

Painting by Richard Jones
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Waterfront and Market Landing Park

DECLINE

Newburyport central waterfront dilapidation
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Waterfront and Market Landing Park

Newburyport 

Redevelopment 
Authority (NRA) 

created in 1960

Intended to facilitate 
and guide

òUrban Renewaló

TRANSFORMATION

Newburyport central waterfront 

c.1968 ð all buildings cleared
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Waterfront and Market Landing Park

Much of central 

waterfront 
becomes 

òinterimó 
parking lot
(c. 1966), 
supporting 

downtown 

businesses

TRANSFORMATION
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Waterfront and Market Landing Park

Urban Renewal successes :

× Revitalized downtown

× partial redevelopment of waterfront 

(boardwalk & small park)

× and moreé

TRANSFORMATION
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Waterfront and Market Landing Park

BUT:

Continuing controversy over 
use and redevelopment of 
central waterfront as 
community focal point

Parking vs. Park vs. Buildings 
(hotels, stores, condos)

TRANSFORMATION
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Waterfront and Market Landing Park

1980 NRA proposed 

redevelopment 
model for central 

waterfront

Continuing 

controversy & 
lawsuits about 

buildings, 
privatization, 

blocking views & 

pathways
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Waterfront and Market Landing Park

Citizen lawsuit c.1972

1979: Both State Land Court 

and Appeals Court rule 
against òFriendsó citizens 
group; SJC appeal

1980: City settles ð creates 

quasi -public Newburyport 
Waterfront Trust (WFT) to 
control Market Landing Park, 

ways to water, and boardwalk

Makes 3 rd public/quasi -public 
entity sharing ownership of 
central waterfront
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Waterfront and Market Landing Park

1987: NRA partners with 

developer for waterfront Inn 
and Conference Center

éMore lawsuits and friction 
and controversy
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Waterfront and Market Landing Park

Another plan in 2001é

2001 proposed plan by 

NRA and City (Bluestone 
Planning Group)

Complete shift to focus 
on expanded green 

space & shared use 
pathway crossing

But lack financing 
mechanism; and 

concern re. parking loss
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Waterfront and Market Landing Park

Yet another plané

2009 proposed 

plan by NRA 
(Cecil Group)

More detail re. 
park space

But lack of 

funding; no 

continuous shared 
use pathway; 

same arguments 
over new buildings 

and loss of parking
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Waterfront and Market Landing Park

And another plané

2012 proposed plan by NRA and 

City (Union Studios)

Proposed financing of park & 

public space by commercial -
residential development of 2 -3 

three -story buildings

But much controversy over 

privatization and loss of views & 
parking
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Waterfront and Market Landing Park

Another plané

2016 proposed plan by 

citizens group (Committee 
for an Open Waterfront)

Focus on expanded green 
space

BUT no fully connecting and 

continuous shared use 

pathway across
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Waterfront and Market Landing Park

Another plané

2016 proposed plan by 

NRA members architect 
and landscape architect 

(HDP/Sidford )

Increasing agreement over 

priority of shared use 
pathway crossing

But disagreement over 
pathway alignment
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Waterfront and Market Landing Park

Meanwhile:

Newburyportõs 207-space 

structured parking garage

Provide capacity to move 

some parking off waterfront 
ð key supporting project to 

waterfront park expansion

4-decade controversy 

about siting, need, cost, 
etcé.a whole other storyé

2018-2019 construction
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Waterfront and Market Landing Park

Meanwhile:

$8.3M 2-phase Bulkhead 

Rehabilitation Project

Important supporting 

project (prevent erosion) 
for Market Landing Park 

Expansion

(A whole other storyé.)
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Waterfront and Market Landing Park

General impatience crests with 

ongoing stalemate between 3 
public/quasi -public entities 

controlling waterfront

INFLECTION POINT: NRA dissolved by 

city and state in 2020 after 60 years

General argument = one less entity 
complicating waterfront 

redevelopment decisions

Land transferred to city
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Waterfront and Market Landing Park

WFT suggests bicyclists 

use Market Square 
roads to cross 

waterfront

But: narrow road & 

lanes; congested with 
vehicular traffic; busy; 

unsafe & undesirable
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Waterfront and Market Landing Park

Boardwalk busy with 

pedestrians in summer

Bicyclists use 
boardwalk informally 

in off -season ð but too 

much user conflict for 
year -round crossing of 

waterfront


