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1 | Re-cap Master Plan



Project Location
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Mtg #1 Summary
Site and Team Introductions
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From an edge to 
a center

01
A waterfront 
for all
Transform the Reserved 
Channel into a distinctive 
waterfront which fosters 
community and well-being.

RCD is stitching South 
Boston together with the 
waterfront and surrounding 
neighborhoods. 

03
A welcoming 
place
Setting the stage for 
moments of discovery, 
chance encounters and 
a variety of experiences.

04
Springboard for 
success
RCD is making a launch 
pad for opportunity: a 
place for diverse home 
grown businesses to 
experiment and thrive.  

06
A showcase for 
the best of 
South Boston

05
A global leader 
in resilience
RCD isn't just one step 
ahead of climate 
change — it's looking 
generations into the 
future. 

RCD sets the stage for 
local talent to shape the 
future of the 
neighborhood. 

07
A partner in it 
together
We are in it for the long haul. 
We want to work together to 
meet the evolving needs and 
aspirations of all neighbors. 
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Mtg #1 Summary
Project Key Drivers & Process



    Mobility Network

   Program and Uses      Building Scale

   Open Space Strategy

From 205 proposed 
resi units…

Turn Pappas Way / 
West First 

Intersection…

… Into long term 
Pappas Way Open Space

On West First Street… 

On Pappas Way…

On F Street…

… Add bike lanes 

 … Limit car traffic

 … Support a transit oriented future

Shift the density… …away from the neighborhood 
and increase setbacks

From commercial buildings 
near West First St…

… to Residential only 

1 2

3 4

Mtg #2 Summary
Project Update Since PNF
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Mtg #2 Summary
Old Framework

Amenities / Retail

Lab / Office

Residential / Hotel

Planning Foundations, The Big Ideas
•F Street – Road to nowhere?
•Pappas Way – long term future?
•Massport Area Planning – next door?
•Access to Transit

BCDC Lens
•Urban design before buildings
•Intrigued by zooming out
•Connections beyond the project
•What’s close for transportation

The What and the Where
•Program - Priority Commercial?
•Heights and Building Density
•West First Street - ROW and setbacks
•West  First Park Location
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Amenities / Retail

Lab / Office

Residential / Hotel

Mtg #2 Summary
Updated Framework

Removed life sciences 
from Block A & B, 

replaced with residential

Added long term Pappas 
Way Open Space, closing 

existing intersection

Further widened West 
First Street, adding 

2-way bike lanes

Long term realignment of 
Pappas Way, and 

downgrading it to a limited 
traffic street

Moved taller building 
further back from 

existing community

AREA SUMMARY SF UNITS % 

PHASE 1 - ENF 1,739,000 205 100%

   Commercial * 1,448,500 83%

   Residential 200,500 205 12%

   Retail / Civic 90,000 5%

AREA SUMMARY SF UNITS % 

PHASE 1 - Revised 1,559,500 935 100%

   Commercial * 567,000 37%

   Residential 908,500 935 58%

   Retail / Civic 84,000 5%

*    Block C remains a part of the Phase 1 Commercial 
program, unchanged from previous filing
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Connectivity & Context
Include broader context in diagrams 
to better visualize site integration 
and urban design big moves

Street Design
Request for more information on F 
St., Pappas Way details and look and 
feel

Documentation 
Consistent orientation on plans and 
inclusion of block and open space 
dimensions

Waterfront 
Share waterfront open space 
programming strategy, landscape 
design, and dimensions

Site Elevation
More sections to clarify site 
elevation and relationship to 
surrounding

Edges
Better explain grade transition 
along West First St and scape of 
the open spaces affected

Phasing
Overall master plan phasing and 
open space phasing

Resiliency
More information regarding 
resiliency assumptions
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Mtg #3 Summary
Response to Feedback
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Mtg #3 Summary
Existing Site and Context



Reserved 
Channel 

Basin

Lawn on D

EDIC Pier

Marine Industrial Park

Convention Center

South Boston
Powerplant

E 1st St

Dorch
es

ter
 St

W First St

E S
t

F S
t

Summer St

Harborwalk

Key Open Spaces

3.6 acres

2.7 acres
(1 ac West + 1.7 ac East)

0.5 acre
0.4 acre

Existing 2.9 Acres of Open Space (7%)

Proposed 11.2 Acres of Open Space 
(27% of Site)

+8.3 Acres of New Open Space (20% 
increase)

Waterfront Open Space

The Basin Loop

Central Open Space

First St Open Space

Pedestrian Passageway
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Mtg #3 Summary
Key Open Space



Reserved 
Channel 

Basin

Lawn on D

Marine Industrial Park

Harborwalk

Convention Center

EDIC Pier

South Boston
Powerplant

Existing Streets
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Mtg #3 Summary
Existing Road Network



Reserved 
Channel 

Basin

Marine Industrial Park

Harborwalk

Convention Center

EDIC Pier

South Boston
Powerplant

Ex
ten

de
d F

 Stre
et

Neighborhood Street

Freight Corridor

Waterfront Recreational Street

Main Commercial Street

Local Streets

All Other Streets

Lawn on D
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Mtg #3 Summary
Proposed Roads
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Mtg #3 Summary
Proposed Full Built Out



Phase 1 
Development
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Mtg #3 Summary
Phase 1 Development



  3. Building Design Guidelines
Overview

- Height Control
- Massing Expression and Articulation
- Building Height and Mechanical Enclosures
- Access and Pedestrian Prioritization
- Building Frontages
- Design Expression

Block A Guidelines 
- Setback and Street Relationship
- Massing
- Ground Floor Activation
- Facade Look and Feel

Block B Guidelines 
- Setback and Street Relationship
- Massing
- Ground Floor Activation
- Facade Look and Feel

Block C Guidelines 
- Setback and Street Relationship
- Massing
- Ground Floor Activation
- Facade Look and Feel

1. Planning Orientation
- Intent of Design Guidelines
- Background
- Block Plan Parameters

1. Public Realm Design Guidelines
Overview

- Approach
- Character Zones and Programming
- Resiliency Strategy

Open Spaces
- Landscaped Corridors
- West First Gateway
- Pappas Way (Interim Improvements)
- Waterfront Improvements (Interim 

Improvements)

Streetscapes
- West First Street
- F Street
- Road 1 (Interim Improvements)
- Road A, B, C (Interim Improvements)
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Mtg #3 Summary
Design Guidelines Overview
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2 | Phase 1
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Master Plan Context
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Open Space Delivery Sequence
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647 
Summer

651 
Summer

649 
Summer

645 
Summer

643 
Summer

653 
Summer

Phase 1 Development 
Illustrative Plan

Phase 1 Boundary

PDA Boundary

C1

C2
A3

A1 A2

B1 B2

B3
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Residential
Context

West First Street

Pappas Way

C1

C2

A3

A1

A2

B1

B2

B3

F St 

LAB

OFFICE

RETAIL

RESIDENTIAL

AMENITIES

LOBBY

PARKING PODIUM

OPEN SPACE

Dynamic Massing Steps Down 
Towards Neighborhood

Simple Massing Steps Down 
Towards Waterfront
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Site Massing

Phase 1 Development
Massing Envelope



Phase 1 Blocks
Framework

West First St

Pappas Way

F St

E St

East First St

Road 1

Cypher St

Block B

Block A

Block C

A1 A2

A3

B1 B2

B3

C1

C2

651 Summer

653 Summer

647 Summer

649 Summer

F Street

W
es

t F
irs

t S
tre

et

E Street

Pappas Way

Ro
ad

 1

Ro
ad

 A

Ro
ad

 C

Road B

100 FT

Block B
2.90 acres

Block A
2.30 acres

Block C
2.40 acres
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Phase 1 Frontage
Active Frontages and Entrances

100 FT

651 Summer

653 Summer

647 Summer

649 Summer

F Street

W
es

t F
irs

t S
tre

et

E Street

Pappas Way
Ro

ad
 1

Fee Simple Parcel

Pl
ot

 B
ou

nd
ar

y

Ro
ad

 A

Ro
ad

 C

Road B

Lobby

Parking 

Lobby

Lobby

Bike

Bike

Bike

Parking 

Lobby

Bike

Bike

Lobby

Grocer

Loading/S
ervice

Parking

Lobby

Lobby

Lobby

Lobby

Parking

Loading/S
ervice

Loading/Se
rvice

Parking 
Ramp

Parking 
Ramp

Parking 
Ramp

Parking Ramp

Loading/Se
rvice

Loading/Se
rvice

SPILL-OUT 
ZONES/SEATING

INTEGRATED 
LIGHTING & 
LANDSCAPE

NO BLANK WALLS

TRANSPARENT FACADES
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Lobby Entrance

Suggested Retail Entry

Active Frontage

Semi-active Frontage



2
Overview

First Street Open Space

Pappas Way Interim Condition
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Phase 1 Public Realm
Open Space Program
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Phase 1 Public Realm
West First Street Neighborhood Edge



Note: the rendering depicts post-phase 1 condition, 
when more of the F Street corridor and adjacent 
development would be completed 26

Phase 1 Public Realm
F Street
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Phase 1 Public Realm
Interim Waterfront



Phase 1 Public Benefits and Mitigation

Landscape Corridor

Landscape Corridor

Interim  Waterfront Improvements

Pappas Way Interim Landscape

West First 
Gateway

Phased Resiliency 
+200 New Trees

+1 Ac of pervious 
area

+1,500 LF Bike 
Infrastructure 

Interim 
Intersection 

Improvement

4.1 Ac of New 
Roads and 
Sidewalks

2.76 Ac / 21.5% 
Open Space 

(excluding roads)

New grocer use 
potential

• 39% Comm., 61% Resid., 0% TBD
      Change: was 88% Comm., 12% Resid.
      Change: +725 Units
• 935 New Residences
     

• 21.5% Open Space excl. roadways | 2.76 Ac
• 1.47 ac Primary Open Space
• 0.13 ac Secondary Open Space
• 0.76 ac Landscaped Corridors
• 0.40 ac Landscaped Setbacks

• Phased implementation of resiliency strategy
• ~1 Ac of change in impervious area
• ~+200 new trees
• More interim improvements or Basin Loop Docs

• ~4.1 Ac of Improved / New Access, Open to Public 
•         ~1.7 Ac Share New Public Realm 
•         ~2.4 Ac Share New Roadways
• +1,500 LF of separated bicycle infrastructure
• interim Pappas / West First intersection

• ~ 1,500 Permanent jobs
• ~ 6,700 Construction jobs
• ~ 17 Million in Real Estate Taxes (Annual)
• ~ 5.3 Million In Housing Linkage
• ~ 1 Million in Jobs Linkage
• ~ 20 KSF of grocer use provision

935 New Residences
(+725 Units from 

Previous Plan)

39% Comm., 61% 
Residential

  

~ 1,500 Permanent jobs
~ 6,700 Construction jobs

~ 17 Million in 
Real Estate Taxes 

(Annual)

~ 5.3 Million In 
Housing Linkage

~ 1 Million in Jobs 
Linkage
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Phase 1 Public Benefits and Mitigation

Waterfront 
Open Space 

Improvements 
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3 | Response to Mtg #3 Comments

29



Mtg #3 BCDC Committee Feedback

Seth Risemen: “Its always a challenging mtg, cause some commissioners will not have seen it since the first meeting.”
We need to lean in on re-establishing that for the Masterplan there is a flexible framework subject to change; our design resolution has been focused on the Initial Phase. (the 
themes are below are majority future phase focused, we understand them and are not precluding them).
 
- A lot of interest in expanding Pappas Way, widening the waterfront park. Get down to water.
  There is an opportunity here to flag the newly released US Army Corp Draft Study that proposes to build a wall the length of Pappas Way along our waterfront. (Our 
comment letter submitted is attached). Our advocacy has/will continue to be for forward coordination with the Army Corp so we can preserve access to the waterfront/”get down 
to it” for the long term. Necessarily, early interventions provided the uncertain future is a ‘risky’ proposition.

● The desire for public access here to date (the very early intervention?), is evidenced by the $12M already spent to build the revetment and sidewalks, 
delivery of enhanced wayfinding w/ historical signage, and ongoing events held at Pappas Way. (the most recent of which was held “last week”. Oct. 1)

● Basin loop mtgs continue…(9/24 Public Mtg 2)
 
- Review block A organization and connections
Block A’s organization is not where we started, but where we have arrived through community engagement…

● Density, scale, Open space priorities
● Dissimilar from B2’s midblock passage that delivers to the central open space
● A Block priority maintains a west first to Pappas Way priority to access the waterfront

 
- Anticipate edges beyond our immediate phase, such as Anchor St, and E Street (“no retaining… don’t know how you figure out the edges”)

● E Street. A unique edge section for the project, approach to leverage freight loading from E , straight into building – bldgs identified to prioritize maritime 
industrial uses at their lower levels…

● Anchor St: Cannot predict its future development offsite west to Lawn on D, or  North (Massport owned) but confident in the flexibility we are proposing  
○ The ROW is our widest E/W corridor in the project (I think?)
○ Time matters, WB Mason controlled throughway until 2048 – confident much will change between now and then

- Build in the unexpected moments, such as buildings, passageways
● We are excited about design too

!!

Summary of 7/21 Meeting:

1. A lot of interest in expanding Pappas Way, widening the waterfront park. Access and get down to water. 
a. Understanding that the site edges has to be phased. How important is Pappas Way, can it be demoted even more? Maybe a ped street with limited 

vehicular access. The width of the waterfront park is modest, can Pappas Way become part of that open space? Maybe it’s just the graphic 
description, showing it as a parkway

b. Consider closing Pappas Way on the whale’s tail, Buildings, with the building of I1, I2, J1. To give more space at this end of the site
c. Regarding the waterfront rendering - a direct connection into the water would be great
d. the giant riprap seems out of scale. Access to the water should be provided sooner rather than later

2. Review block A organization, make sure it makes sense
a. Why doesn’t the Block A’s passageway connect to the Central Open Space, like the continuity of the other pathways? Though the explanation makes 

sense, looking at the plan it still looks unresolved. Maybe it’s the treatment of the A3 building. 
b. Would like to see better connection between A and D blocks.

3. Anticipate edges beyond our immediate phase, such as Anchor St
a. How are you doing the grade transitions along E St and Anchor St?
b. It shows Anchor st edge just as a retaining wall, understood it’s next to a parking lot. We should give it more care like other edges, potentially 

working with the city. We can influence that edge for future development. 

4. Phase nature/leapfrogging provides the opportunity to do the unexpected moments, such as building chamfers
a. What’s the character of the landscape corridor? What happens when our corridors hits the edge of the site, either on Anchor or E St? 
b. Like the idea of “discovery”, we should think about more cutouts on the building corners for example to create interest.

30

A)  Pappas Way & Waterfront

● Touching water

● Demote vehicular traffic

● Integrate with waterfront 
landscape

● Access to waterfront

B)  Block Connection

● How Block A connects to 
future phases

● Penetrations through blocks

C)  Future Edges

● Retaining wall along Anchor

● Edge conditions on E St

D)  Unexpected Moments

● Phase nature provides the 
opportunity to do unexpected 
moments

● Nature of the pedestrian 
passageways

● The idea of “discovery”



Pappas Way Today Waterfront Today 

Waterfront

The desire for public access here to date (the very early intervention?), is 
evidenced by the $12M already spent to build the revetment and 
sidewalks, delivery of enhanced wayfinding w/ historical signage, and 
ongoing events held at Pappas Way. (the most recent of which was held 
“last week”. Oct. 1)

Pappas Way & Waterfront
The Partnership is committed to making 
a more reachable and vibrant 
waterfront...
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Early Activation – 
Recreation Station

Pappas Way & Waterfront
$12M spent in upgrades, ongoing community events

32

Early Activation Has Already Started!

Over 250 guests registered to attend last week’s free Pappas Way Event



Pappas Way & Waterfront
Long Term Plan

Vision for Rebuilding Pappas Way

1. Downgrade to limited-traffic waterfront recreational road

2. Detach from West First St in the South and Summer St in the 
north to limit through traffic

3. Shift the road westward to create larger waterfront 
landscape space

4. Elevate the road by 6-7’ to align with resiliency planning and 
maintain waterfront access

Existing Pappas Way

Propose Pappas Way

Eliminate current 
problematic intersection, 

replace with Parklet Eliminate current 
problematic intersection, 

replace with Parklet

Shift road away from 
waterfront Downgrade to 

limited-traffic street

Exis
tin

g Pap
pas

 W
ay
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Pappas Way & Waterfront

Existing Pappas Way Corridor

Proposed Pappas Way Corridor 34

Proposed Horizontal Alignment



Pappas Way & Waterfront
Existing Road at +/- 16’ BCB/9.5’ NAVD88
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Pappas Way & Waterfront
New Road at +/- 22.3’ BCB/15.8’ NAVD88
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Ongoing Coordinations

Basin Loop Coordination US Army Corp Resiliency Plan
37

Latest working concepts 
as of last meeting on 
September 24, 2026
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Open Space & pedestrian 
gateway

Active ground floor retail 
and amenities

Interim plaza and road 
improvements

Block Connection
Phase 1 Ground Floor Plan

Architectural articulations 
and treatments (to be 

designed)
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Block Connection
First Street Open Space
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Block Connection
Interim West First St and Pappas Way



Future Edges
Site Elevation

Fargo Street Terminal 
(Massport)
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Future Edges
Site Edge Types

Fargo Street Terminal 
(Massport)

E ST: Major Freight Route
W
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T 
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T:
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et

PAPPAS WAY: Recreational Waterfront St

A
N
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O

R 
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Landscape Edge

Service/BOH Edge

Future Interface Role with 
Adjacent Massport 

Property

Waterfront Open Space



Future Edges

EXST CHASSIS YARD RCD RCD DEVELOPMENT BY 
OTHERS

Existing Conditions RCD Development Connection to Fargo 
St Terminal

EXST CHASSIS YARD

Evolution of Site Edges
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Unexpected Moments
Framework

44



Unexpected Moments
Potential Building Articulations
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Unexpected Moments
Key Pedestrian Waterfront Connections Key Pedestrian 

Connections

Pedestrian Paths Beyond 
RCD
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Unexpected Moments
Entrance into Landscaped Corridor



Unexpected Moments
Experience of Landscape Corridor

Average 60’ wide
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Unexpected Moments
Intimate Pedestrian Passageway

Average 47’ wide
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We look forward to returning 
with building, open space, and 

public realm designs
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4 | Appendix
a. BCDC Meeting #3

b. BCDC Meeting #2

c. BCDC Meeting #1

d. Architecture Guidelines
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4a | BCDC Meeting #3



Agenda      

| 56

• Mtg #1 – Introduction, Process, Plan
• Mtg #2 – Master Plan: Big Ideas, Feedback and Response

• Mtg #3 – Initial Phase: Design Guidelines
1. Planning Orientation and Response to Mtg #2
2. Phase 1 Design Guidelines
3. PDA Site / Block A
4. Next Steps & Discussion



PLANNING ORIENTATION AND 
RESPONSES TO MEETING #2
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Feedback and Response
Mtg #2 – Master Plan: Big Ideas

Connectivity & Context
Include broader context in diagrams 
to better visualize site integration 
and urban design big moves

Street Design
Request for more information on F 
St., Pappas Way details and look and 
feel

Documentation 
Consistent orientation on plans and 
inclusion of block and open space 
dimensions

Waterfront 
Share waterfront open space 
programming strategy, landscape 
design, and dimensions

Site Elevation
More sections to clarify site 
elevation and relationship to 
surrounding

Edges
Better explain grade transition 
along West First St and scape of 
the open spaces affected

Phasing
Overall master plan phasing and 
open space phasing

Resiliency
More information regarding 
resiliency assumptions
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Project Location

| 59



Existing Site and 
Context
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Phase 1 
Development
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Full Built Out
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Reserved 
Channel 

Basin

Lawn on D

EDIC Pier
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Convention Center

South Boston
Powerplant
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W First St
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t
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Summer St

Harborwalk

Key Open Spaces

3.6 acres

2.7 acres
(1 ac West + 1.7 ac East)

0.5 acre
0.4 acre

Existing 2.9 Acres of Open Space (7%)

Proposed 11.2 Acres of Open Space 
(27% of Site)

+8.3 Acres of New Open Space (20% 
increase)

Waterfront Open Space

The Basin Loop

Central Open Space

First St Open Space

Pedestrian Passageway
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Reserved 
Channel 

Basin

Lawn on D

Marine Industrial Park

Harborwalk

Convention Center

EDIC Pier

South Boston
Powerplant

Existing Street 
Network

Existing Streets
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Proposed Streets

Reserved 
Channel 

Basin

Marine Industrial Park

Harborwalk

Convention Center

EDIC Pier

South Boston
Powerplant

Ex
ten

de
d F

 Stre
et

Neighborhood Street

Freight Corridor

Waterfront Recreational Street

Main Commercial Street

Local Streets

All Other Streets

Lawn on D
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Phasing and Framework Flexibility



Existing Site
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647 
Summer

651 
Summer

649 
Summer

647B 
Summer

645 
Summer

643 
Summer

655 
Summer

653 
Summer

Near Term Availability 
Mid Term Availability 
Long Term Availability

370 
West 
First

300 
West 
First

Lease Expirations
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First Phase Development

Amenities / Retail

Lab / Office

Residential / Hotel

A3

A1 A2
C1

C2

B1 B2

B3

Approx. 910,000 
GSF Residential

Approx.570,000 GSF 
Commercial

Amenities / Retail 5% 

Lab / Office 36%

Residential / Hotel 58%

Total GFA: 1.6M 
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Phase 2 Development

Amenities / Retail

Lab / Office

Residential / Hotel

A3

A1 A2
C1

C2

B1 B2

B3

C1

C2
I1 I2 J1

K1

D2D1

D3 D4

| 70



Phase 3 Development

Amenities / Retail

Lab / Office

Residential / Hotel

Amenities / Retail 4% 

Lab / Office 68%

Residential / Hotel 28%

Total GFA: 6M 
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Flexible Base Plan

Amenities / Retail

Lab / Office

Residential / Hotel

Amenities / Retail 4% 

Lab / Office 68%

Residential / Hotel 28%

Total GFA: 6M 
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Amenities / Retail

Lab / Office

Residential / Hotel

Potential Alternative Outcome

A3

A1 A2
C1

C2

B1 B2

B3

I1 I2
J1

K1

E3 G1 H3
Amenities / Retail 4% 

Lab / Office 53%

Residential / Hotel 43%

Total GFA: 6M 

Approx. 730,000 GSF 
Commercial

610,000 GSF Residential

Approx. 580,000 
GSF Residential

Approx. 240,000 
GSF Residential
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The Blocks

267’ x 466’
~2.9 Acres

352’ x 466’
~3.8 Acres

197’ x 466’
~2.1 Acres

282’ x 466’
~3.0 Acres

267’ x 372’
~2.3 Acres

352’ x 372’
~3.0 Acres

197’ x 372’
~1.7 Acres

282’ x 372’
~2.4 Acres 655’ x 148’

~2.2 Acres
245’ x 133’
~0.6 Acres

300’ x 175’
~1.4 Acres

267’
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Resiliency
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1| Develop an accessible and inviting resilient waterfront 
landscape  

2| Reduce impervious surface on the site, adding areas 
for on site stormwater storage and infiltration

3| Manage stormwater (10-year, 24-hr storm) on site 
through a combination of engineered and landscape 
solutions 

4| Expand and enhance urban tree canopy, cooling the 
site and mitigating the urban heat island effect 

5| Protect the site from coastal flooding, now and in the 
future. Develop a long term resilient shoreline that 
compliments the city’s vision for regional protection 

Resilience Goals
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Resilience Policy and Planning in Boston
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City’s Plan for Coastal Flooding and SLR
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IMAGE

Mitigating 
Coastal 
Flooding
Create a dynamic waterfront that features 
natural and built infrastructure to protect 
from sea level rise and coastal flooding.

Some elements for mitigation might include:
● Buildings designed to withstand flooding
● Resilient open spaces

● Natural or Nature-based Infrastructure

● Elevated Site
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COASTAL FLOODING AT THE RESERVED CHANNEL

Source: Climate Ready South Boston, 2020
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IMAGE

Managing 
Stormwater
Create a performative district that 
features green and grey infrastructure to 
capture rainfall and alleviates existing 
infrastructures

Some elements for mitigation might include:
● Bioretention Areas

● Vegetated Swales

● Constructed Wetlands

● Green roofs

● Permeable Pavers

● Underground Storage Tanks
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Mitigating 
Extreme 
HeatCreate a robust tree canopy planting 
and other passive cooling options to 
provide relief from increasing 
temperatures

Some Mitigation elements might include:
● Urban Tree Canopy

● Robust Planting

● Pervious surfaces

● High Albedo materials

● Water Features
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Full Buildout - Grading and Grade Change Mitigation

Confidential – Not for Distribution | 86



Open Space Sequence
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Resilience Benefits 
1. Meet and exceed the State and City minimum flood defense Flood Elevations

o Design Flood Elevations: from 22.1' to 23.3' BCB (depending on open space type)

o Finished Floor Elevations: from 23.3' to 24.3' BCB (depending on building type) 

o All critical equipment elevated above 23.46' BCB (per Massport floodproofing design guidelines)

2. Maintain and create good urban connections with the surrounding neighborhoods
o Shallow slopes and open spaces to navigate grade change 

3. Mitigate any potential increases in stormwater flooding
o Site is currently 95% Impervious 

o Project proposes vast open space and landscape areas including provisions for green infrastructure to manage stormwater 

4. Mitigate heat island effect through tree planting and exceeding the city's tree canopy coverage 
guidance
o More than 250 estimated added trees in Phase 1 (<50 existing trees currently)

o More than 1,000 estimated added trees in the full master plan

o More than 25% tree canopy coverage

5. Provide stewardship and educational opportunities 
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PHASE 1 DESIGN GUIDELINES
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Design Guidelines
Overview

  3. Building Design Guidelines
Overview

- Height Control
- Massing Expression and Articulation
- Building Height and Mechanical Enclosures
- Access and Pedestrian Prioritization
- Building Frontages
- Design Expression

Block A Guidelines 
- Setback and Street Relationship
- Massing
- Ground Floor Activation
- Facade Look and Feel

Block B Guidelines 
- Setback and Street Relationship
- Massing
- Ground Floor Activation
- Facade Look and Feel

Block C Guidelines 
- Setback and Street Relationship
- Massing
- Ground Floor Activation
- Facade Look and Feel

1. Planning Orientation
- Intent of Design Guidelines
- Background
- Block Plan Parameters

1. Public Realm Design Guidelines
Overview

- Approach
- Character Zones and Programming
- Resiliency Strategy

Open Spaces
- Landscaped Corridors
- West First Gateway
- Pappas Way (Interim Improvements)
- Waterfront Improvements (Interim 

Improvements)

Streetscapes
- West First Street
- F Street
- Road 1 (Interim Improvements)
- Road A, B, C (Interim Improvements)
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West First St

Pappas Way

F St

E St

East First St

Road 1

Cypher St

Block B

Block A

Block C

Design Guidelines
Planning Parameters

A1 A2

A3

B1 B2

B3

C1

C2

651 Summer

653 Summer

647 Summer

649 Summer

F Street

W
es

t F
irs

t S
tre

et

E Street

Pappas Way

Ro
ad

 1

Ro
ad

 A

Ro
ad

 C

Road B

100 FT

Block B
2.90 acres

Block A
2.30 acres

Block C
2.40 acres
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Residential
Context

West First Street

Pappas Way

C1

C2

A3

A1

A2

B1

B2

B3

F St 

LAB

OFFICE

RETAIL

RESIDENTIAL

AMENITIES

LOBBY

PARKING PODIUM

OPEN SPACE

Dynamic Massing Steps 
Down Towards 
Neighborhood

Simple Massing Steps 
Down Towards Waterfront

Design Guidelines
Massing Articulation
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MHW LINE CHAPTER 
91 ENVELOPE

FAA ENVELOPE

FAA ENVELOPE

A

A

BB

SECTION A

SECTION B

* Elevations are referenced to the BCB datum. To convert to 
NAVD88, subtract 6.46 ft.

Design Guidelines
Sections
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CD

CD

Design Guidelines
Sections

FAA 
ENVELOPE

FAA 
ENVELOPE

SECTION C

SECTION D

* Elevations are referenced to the BCB datum. To convert to 
NAVD88, subtract 6.46 ft.
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100 FT

651 Summer

653 Summer

647 Summer

649 Summer

Pl
ot

 B
ou

nd
ar

y

F Street Road B

Ro
ad

 A

W
es

t F
irs

t S
tre

et

E Street

Pappas Way
Ro

ad
 1

Ro
ad

 C

Lobby

Parking 

Lobby

Lobby

Bike

Bike

Bike

Parking 

Lobby

Bike

Bike

Lobby

Grocer

Parking

Lobby

Lobby

Lobby

Lobby

Parking

Parking 
Ramp

Parking 
Ramp

Parking 
Ramp

Parking Ramp

Loading/Se
rvice

Loading/S
ervice

Loading/S
ervice

Loading/Se
rvice

Loading/Se
rvice

ACTIVE ENTRY POINTS

ENTRIES THROUGH 
WALKABLE 

FRONTAGES

HIGHLY VISIBLE 
CORRIDORS

ACTIVE PED CORRIDORS

Design Guidelines
Pedestrian Access
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Pedestrian/Open Passageways

New Active Frontage Roads

New Service Roads

Existing Roads

Lobby Entry

Service Loading

Parking Entry



100 FT

651 Summer

653 Summer

647 Summer

649 Summer

F Street

W
es

t F
irs

t S
tre

et

E Street

Pappas Way
Ro

ad
 1

Fee Simple Parcel

Pl
ot

 B
ou

nd
ar

y

Ro
ad

 A

Ro
ad

 C

Road B

Lobby

Parking 

Lobby

Lobby

Bike

Bike

Bike

Parking 

Lobby

Bike

Bike

Lobby

Grocer

Loading/S
ervice

Parking

Lobby

Lobby

Lobby

Lobby

Parking

Loading/S
ervice

Loading/Se
rvice

Parking 
Ramp

Parking 
Ramp

Parking 
Ramp

Parking Ramp

Loading/Se
rvice

Loading/Se
rvice

SPILL-OUT 
ZONES/SEATING

INTEGRATED 
LIGHTING & 
LANDSCAPE

NO BLANK WALLS

TRANSPARENT FACADES

Design Guidelines
Building Frontages
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Lobby Entrance

Suggested Retail Entry

Active Frontage

Semi-active Frontage



Design Guidelines
Phase 1 Ground Floor Plan

Lobby

Parking 

Lobby

Lobby

Parking 

Lobby

Lobby

Grocer

To 
Parking

Lobby

Lobby

Lobby

Lobby

To 
Parking

Office 
Commercial

Loading/
Service

Loading/
Service

Retail 
Commercial

Retail 
Commercial

Residential Lobby

Retail, Amenities

Commercial Lobby

Office Commercial

Parking, BOH

Retail

Retail

Retail

Retail
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2
Overview

Design Guidelines
Public Realm Design

First Street Open Space

Pappas Way Interim Condition
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* Elevations are referenced to the BCB datum. To convert to NAVD88, subtract 6.46 ft.

Public Realm Design
Landscaped Corridors
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Public Realm Design
West First and Landscaped Corridor
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Public Realm Design
Interim Waterfront
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Public Realm Design
Interim Waterfront
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* Elevations are referenced to the BCB datum. To convert to NAVD88, subtract 6.46 ft.

Public Realm Design
West First St

Widen ROW from approx. 55’ to 70’ 
(+15’)

Add protected two-way bike lane
Provide additional 22’ landscape setback 

(total 92’ building to building distance)
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Public Realm Design
West First St
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* Elevations are referenced to the BCB datum. To convert to NAVD88, subtract 6.46 ft.

Design Guidelines

1. F Street will deliver the transportation ‘backbone’ of the greater 
project in the north south direction. As a principal corridor 
serving both Phase 1 and future phase development, F Street 
shall feature separated bicycle lanes within a multimodal 
streetscape design that safely accommodates pedestrians, 
cyclists, transit users, and vehicles.

2. Landscaping and furnishings along the street will be arranged 
to reinforce the streetscape rhythm while maintaining visibility 
to building storefronts and entrances.

3. Sidewalks with a minimum width of 13 feet shall be 
maintained to provide adequate spill-out space for 
ground-floor retail and pedestrian activity.

4. The street and public realm along this segment of F Street 
shall gradually ramp upward from the West 1st Street elevation 
to meet the target Design Flood Elevation (DFE), integrating 
resilience measures within the streetscape design and 
establishing the precedent for its continued north bound 
trajectory.

Public Realm Design
F Street

100’ right-of-way, including:
Protected bike lanes
19’-wide sidewalks

Future extension to connect to Summer 
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Public Realm Design
F Street

Note: the rendering depicts post-phase 1 condition, 
when more of the F Street corridor and adjacent 
development would be completed | 107



Phase 1 Public Benefits and Mitigation

Landscape Corridor

Landscape Corridor

Interim  Waterfront Improvements

Pappas Way Interim Landscape

West First 
Gateway

Phased Resiliency 
+200 New Trees

+1 Ac of pervious 
area

+1,500 LF Bike 
Infrastructure 

Interim 
Intersection 

Improvement

4.1 Ac of New 
Roads and 
Sidewalks

2.76 Ac / 21.5% 
Open Space 

(excluding roads)

New grocer use 
potential

• 39% Comm., 61% Resid., 0% TBD
      Change: was 88% Comm., 12% Resid.
      Change: +725 Units
• 935 New Residences
     

• 21.5% Open Space excl. roadways | 2.76 Ac
• 1.47 ac Primary Open Space
• 0.13 ac Secondary Open Space
• 0.76 ac Landscaped Corridors
• 0.40 ac Landscaped Setbacks

• Phased implementation of resiliency strategy
• ~1 Ac of change in impervious area
• ~+200 new trees
• More interim improvements or Basin Loop Docs

• ~4.1 Ac of Improved / New Access, Open to Public 
•         ~1.7 Ac Share New Public Realm 
•         ~2.4 Ac Share New Roadways
• +1,500 LF of separated bicycle infrastructure
• interim Pappas / West First intersection

• ~ 1,500 Permanent jobs
• ~ 6,700 Construction jobs
• ~ 17 Million in Real Estate Taxes (Annual)
• ~ 5.3 Million In Housing Linkage
• ~ 1 Million in Jobs Linkage
• ~ 20 KSF of grocer use provision

935 New Residences
(+725 Units from 

Previous Plan)

39% Comm., 61% 
Residential

  

~ 1,500 Permanent jobs
~ 6,700 Construction jobs

~ 17 Million in 
Real Estate Taxes 

(Annual)

~ 5.3 Million In 
Housing Linkage

~ 1 Million in Jobs 
Linkage
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PDA SITE / BLOCK A
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West First St

Pappas Way

F St

E St

East First St

Road 1

Cypher St

F Street

Pappas Way

W
es

t F
irs

t S
tre

et

Ro
ad

 1

East First Street
651 Summer

653 Summer3

A1 A2

A3
(Outside PDA)

100 FT

B1

B2

B3

A1

A2
A3

5

4

1

1

2

West First 
Street Open 

Space

Sidewalk

Temporary Plaza

Primary Open Space

Landscape/Grade Change Setback

Fee Simple Parcel

Site Boundary

Phase 1 Boundary

5

Block A
Massing and Dimensions

West First Street
Pappas Way

West First 

Street Open 

Space

PDA Boundary (Including A1 and 
A2)
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Cascading setbacks stepping down 
the massing with large terraces 

providing views 

Ensure green passageways on 
West First Street to create a 
continuous vegetated street 

front

Lobby Entrance

Private Open Space

Shared Open Space

Public Open Space

Lobby Entrance

A3

A2

A1

F Street

Pappas Way

West First Street

Block A
Massing and Dimensions

F Street

W
es

t F
irs

t S
tre

et

Ro
ad

 1

Lobby

Parking 

Lobby

Lobby

Bike

Bike

Bike

Parking Ramp

Loading/
Service

Lobby Entrance

Suggested Retail Entry

Active Frontage

Semi-active Frontage

PDA Boundary

PD
A 

Bo
un

da
ry

PD
A 

Bo
un

da
ry

PDA Boundary
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BLOCK A

BLOCK B

A1
A2

A1

A3

A3

West First St

Pappas Way

E First Street

+23.3’

+23.3’

+23.3’

F Street

+23.3’

Retail

Lobby

Parking

Open 

Space

+18.9’

A1

A3

A2

Block A
Ground Floor Activation
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Block A
Material and Facade Expression

Architectural Character
South Boston’s masonry streetscape and the Port and Reserved 
Channel’s industrial heritage guide a facade strategy emphasizing 
material robustness, structural expression, and rhythm. 

Window frames: 
Anthracite grey 

Railing:
Black steel rods

Balconies / Mullions: 
Champagne Brushed 
Aluminum

Brick cladding: 
Red brick 

Pavers: 
Light grey concrete 

Finishes:
Natural timber

Brick cladding: 
Linear grey brick 

Concrete:
Colored concrete

Stone cladding: 
Light grey stone

Finishes:
Natural timber

Facade cladding: 
Green solid cladding
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Design Guidelines

1. Material selection should reinforce the residential 
character of the block, maintaining compatibility 
with the surrounding neighborhood context while 
transitioning to the future commercial uses 
anticipated to occupy adjacent blocks.

2. Facade compositions should balance solid wall 
surfaces with generous openings to support a 
welcoming and pedestrian-oriented streetscape 
while ensuring well-insulated high performance 
buildings.

3. Subtle variation in color and surface treatment is 
encouraged to provide visual interest while 
maintaining consistency across the block.

4. Facade detailing should incorporate clear lines, 
expressed frames, reveals, and aligned joints to 
create layered articulation, adding depth, shadow, 
and dimensional richness along streets and 
open-space frontages.

Block A
Material and Facade Expression
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Block A
West First St 
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* Elevations are referenced to the BCB datum. To convert to NAVD88, subtract 6.46 ft.

Block A
Pappas Way 
Interim Improvements
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Block A
West First St and Pappas Way

117| 117



* Elevations are referenced to the BCB datum. To convert to NAVD88, subtract 6.46 ft.

Block A
First St Open Space
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Block A
First St Open Space
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Block A
First St Open Space
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NEXT STEPS AND DISCUSSION
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4b | BCDC Meeting #2



RESERVED CHANNEL DEVELOPMENT  

BCDC – Meeting #2 
February 24, 2026
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Agenda      
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1. Procedural Background
2. What we Heard and Project Update
     The Big Ideas
     The Phase 1 Project & Changes in Response to Comments
3. Next Steps
4. Discussion



1. Procedural Background
42-Acre Reserved Channel Site, South Boston 

127

N
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Site: 
Approximately 42 acres 
          Massport Ground Lease:  38.23 ac
          Fee Ownership: 3.43 ac

Today:
• ~785,000 SF of building area 
• 9 buildings
• Use mix: 20% life science, 15% office, 

and 65% industrial
• 12 tenants, short term to 10+ year term

128

128

1. Procedural Background
The Reserved Channel Site Today

Lilly

Pappas Int.

PadelHUB
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PNF
Project Notification Form

11.2023

Phase 1

Comment Period

CONCEPT PLANNING

COMMUNITY INPUT
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*    Article 80 Review “Light” (Voluntary) for projects on Massport Land

MASSPORT 
GROUND 

LEASE
10.89 ACRES

FEE SIMPLE
1.97 ACRES

SITE AREA 12.86 AC

OPEN SPACE 3.4 AC / 26.5%

PROGRAM TOTAL SF %
COMMERCIAL/LAB SF 1,448,500 83%
RESI SF 200,500 12%
RESI UNITS ~205 Units -
RETAIL/AMENITY SF 90,000 5%
TOTAL SF 1,739,000 100%

N

1. Procedural Background
Local Article 80 Procedure Focuses on Phase 1 Project

PREVIOUSLY PRESENTED
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COMMUNITY INPUT

*    Article 80 Review “Light” (Voluntary) for projects on Massport Land
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1. Procedural Background
MEPA Special Review Procedure (SRP) Focuses on Phase 1 Project and Master Plan 



DEIR
Draft Environmental 

Impact Report

Master Plan + Phase 1

Comment Period

PDA
Development Plan

Phase 1 (Block A)

Comment Period

*    Article 80 Review “Light” (Voluntary) for projects on Massport Land
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CONCEPT PLANNING

COMMUNITY INPUT

Ci
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s 
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 (C
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C)

April 
22

April 
23

May 8
May 15

ENF
Environmental 

Notification Form
5.2024

Master Plan + Phase 1

Comment Period

May 22

1. Procedural Background
Parallel State (SRP) and Local Article 80 Procedure

EEA 
Certificate
6.8.2024

We are here

ONGOING 
PLANNING

Scoping 
Determination

12.12.2024

BCDC Mtg #1
9.10.2024

BCDC Mtg #2
2.24.2026

Oct. 8
 (C

AC)

PNF
Project Notification Form

11.2023

Phase 1

Comment Period
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1. Procedural Background
2. What we Heard and Project Update
     The Big Ideas
     The Phase 1 Project & Changes in Response to Comments
3. Next Steps
4. Discussion
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Agenda      



2. What We Heard and Project Update
Comment themes

133

F STPlanning Foundations, The Big 
Ideas
• F Street – Road to nowhere?
• Pappas Way – long term future?
• Massport Area Planning – next door?
• Access to Transit 

The What and the Where
• Program - Priority Commercial?
• Heights and Building Density 
• West First Street - ROW and setbacks
• West 1st Park Location 

Fargo St. Terminal

• Urban design before buildings
• Intrigued by zooming out
• Connections beyond the project
• What’s close for transportation 
• What has been the community ‘vibe’

BCDC Lens: 

SITE AREA 12.86 AC

OPEN SPACE 3.4 AC / 26.5%

PROGRAM TOTAL SF %
COMMERCIAL/LAB SF 1,448,500 83%
RESI SF 200,500 12%
RESI UNITS ~205 Units -
RETAIL/AMENITY SF 90,000 5%
TOTAL SF 1,739,000 100%

PREVIOUSLY PRESENTED

N



2. What We Heard and Project Update 
The Big Ideas | F Street: Backbone of Project Transportation Network Input and Potential

F ST

134

• F Street should continue all the way to 
Summer; allows Pappas Way to be less 
trafficked - (Letter) 

• F Street doesn’t provide connectivity to 
Summer Street; would not need its 
proposed dimension - (BPA) 

• Pappas Way could be a better place if 
north-south traffic could rely on F Street - 
(CAC) 

• Project doesn’t offer ways to better the 
transportation system - (CAC) 

Fargo St. Terminal

Planning Foundations, The Big 
Ideas

N
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2. Project Update | The Big Ideas
An extended and enhanced F Street offers broad access benefits



1. F Street should continue all the way to 
Summer; allows Pappas Way to be less 
trafficked and free of trucks - (Letter) 

2. Pappas Way could be a better place if 
north-south traffic could rely on F Street - 
(CAC) 

3. Project doesn’t offer ways to better the 
transportation system - (CAC) 
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2. Project Update | The Big Ideas
New plan is aligned to deliver on F Street’s broad access benefits

West 1st Bicycle Infrastructure achieved 
along Project’s Frontage

Pappas Way; Safe & Resilient Future

F Street Planned for Realization  

Maritime Operational Needs Supported
Protect and capitalize on new Cypher 
St. and E St trucking route 

Transition to secondary, pedestrian 
oriented street; recreational edge, 
rational safe intersections

F Street Provides means for central, 
Silver Line connectivity

✔

✔

✔

✔

✔



02
From an edge to 
a center

01
A waterfront 
for all
Transform the Reserved 
Channel into a distinctive 
waterfront which fosters 
community and well-being.

RCD is stitching South 
Boston together with the 
waterfront and surrounding 
neighborhoods. 

03
A welcoming 
place
Setting the stage for 
moments of discovery, 
chance encounters and 
a variety of experiences.

04
Springboard for 
success
RCD is making a launch 
pad for opportunity: a 
place for diverse home 
grown businesses to 
experiment and thrive.  

06
A showcase for 
the best of 
South Boston

05
A global leader 
in resilience
RCD isn't just one step 
ahead of climate 
change — it's looking 
generations into the 
future. 

RCD sets the stage for 
local talent to shape the 
future of the 
neighborhood. 

07
A partner in it 
together
We are in it for the long haul. 
We want to work together to 
meet the evolving needs and 
aspirations of all neighbors. 
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2. Project Update | The Big Ideas
Planning Principles



1. Establish “the basin 
loop” activate and 
animate the  perimeter

2. Enhance connectivity 
by  extending and 
integrating  the South 
Boston grid

3. Create meaningful open  
space connections 
between  uplands and 
waterfront

4. Increase 
connections  and 
improve access

138

Key Drivers

2. Project Update | The Big Ideas
Ambitions for Placemaking 
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2. Project Update | The Big Ideas
Ambitions for Placemaking



Access Point

2. Project Update | The Big Ideas: Implementation
Existing Conditions 

140
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Existing Site
● 9 Buildings 

● 97% Impervious Surface

● <100 Trees

● 1 road right-of-way

● 2 access points

Fargo Street Terminal



141141

2. Project Update | The Big Ideas: Implementation
Land Availability

N



2. Project Update | The Big Ideas: Implementation
Long Term Continuity of Operations
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2. Project Update | The Big Ideas: Implementation
Long Term Continuity of Operations E Street Freight Corridor
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2. Project Update | The Big Ideas: Implementation
Long Term Transportation ‘Backbone’: F Street

144
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2. Project Update | The Big Ideas: Implementation
Character Change Delivered to Pappas Way
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2. Project Update | The Big Ideas: Implementation
Character Change Delivered to West First Street
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2. Project Update | The Big Ideas: Implementation
Connections Enhanced through New Interior Public Rights of Way
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2. Project Update | The Big Ideas: Implementation
A Flexible Block Structure Delivered

148
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‘The Basin Loop’
Adjacent multi-stakeholder 

project

2. Project Update | The Big Ideas: Implementation – Planning Principles Applied
A Waterfront for All, Porosity and Scale
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Massing Steps 
Down Towards 

Residential 
Neighborhood

Massing Steps 
Down Towards 

Waterfront

Extension of Existing 645 
Summer St (Life 
Sciences)

Extension of 
Existing 

Residential 
Neighborhood

2. Project Update | The Big Ideas: Implementation – Phase 1 Massing
Creating Transitions and Extensions to Context

150

N

Residential

Industrial/Maritime

Flexible/Commercial/Mixed-use

Hotel



Maritime/Industrial Cluster 
Along E Street

2. Project Update | The Big Ideas: Implementation – E Street Corridor Massing
Accommodating for Potential Maritime Industrial Uses

N
151



Residential Along
Park Edge

2. Project Update | The Big Ideas: Implementation – Upland Open Space and Massing
Mixed Use Park Edge
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Residential

Industrial/Maritime

Flexible/Commercial/Mixed-use

Hotel



F Street Future 
Connection

2. Project Update | The Big Ideas: Implementation – F Street Corridor & Waterfront Massing
Flexible Development

Potential Flex 
Commercial Uses 

Along F St
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Residential

Industrial/Maritime

Flexible/Commercial/Mixed-use

Hotel



2. Project Update | The Big Ideas: Implementation 
Resulting Buildout 

N
154

Residential

Industrial/Maritime

Flexible/Commercial/Mixed-use

Hotel



What are the 
primary open 
spaces? Vs 
secondary

Give dimensions 
of each major 
open space

2. Project Update | The Big Ideas: Implementation 
Resulting Buildout and 25% Open Space Goal  
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2. Project Update | The Big Ideas: Implementation
Resulting Buildout and 25% Open Space Goal with Beginnings in the Phase 1 Project    
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1. Procedural Background
2. What we Heard and Project Update
     The Big Ideas
     The Phase 1 Project & Changes in Response to Comments
3. Next Steps
4. Discussion
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Agenda      



2. What We Heard and Project Update
Phase 1 Project Comment Themes

158

F ST

Fargo St. Terminal

SITE AREA 12.86 AC

OPEN SPACE 3.4 AC / 26.5%

PROGRAM TOTAL SF %
COMMERCIAL/LAB SF 1,448,500 83%
RESI SF 200,500 12%
RESI UNITS ~205 Units -
RETAIL/AMENITY SF 90,000 5%
TOTAL SF 1,739,000 100%

PREVIOUSLY PRESENTED

N

Planning Foundations, The Big 
Ideas
• F Street – Road to nowhere?
• Pappas Way – long term future?
• Massport Area Planning – next door?
• Access to Transit 

The What and the Where
• Program - Priority Commercial?
• Heights and Building Density 
• West First Street - ROW and setbacks
• West 1st Park Location 

• Urban design before buildings
• Intrigued by zooming out
• Connections beyond the project
• What’s close for transportation
• What’s been the community ‘vibe’

BCDC Lens: 



    Mobility Network

   Program and Uses      Building Scale

   Open Space Strategy

Turn Pappas Way / 
West First 

Intersection…

… Into long term 
Pappas Way Open Space

On West First Street… 

On Pappas Way…

On F Street…

… Add bike lanes 

 … Limit car traffic

 … Support a transit oriented future

Shift the density… …away from the neighborhood 
and increase setbacks

From commercial buildings 
near West First St…

… to Residential only 

1 2

3 4
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2. Project Update | The Phase 1 Project & Changes in Response to Comments
Change Summary



Old Plan (PNF/ENF)
Final Buildout (A&B)

New Plan
Final Buildout (A&B)

Responsive to:
• Pursue use mix with a greater mix of 

residential; less demand on roads – (BPA)
• Explore alternative Phase 1 program with 

majority residential uses – (MEPA)

AREA SUMMARY SF UNITS % 

PHASE 1 - ENF 1,739,000 205 100%

   Commercial * 1,448,500 83%

   Residential 200,500 205 12%

   Retail / Civic 90,000 5%

AREA SUMMARY SF UNITS % 

PHASE 1 - Revised 1,559,500 935 100%

   Commercial * 567,000 37%

   Residential 908,500 935 58%

   Retail / Civic 84,000 5%

*    Block C remains a part of the Phase 1 Commercial 
program, unchanged from previous filing

B

CA

Phase 1 Block Locations (A, B, & C)

B

A

Lab / Office
Residential / Hotel

W
est First St

W
est First St

Pappas Way

E Street E Street
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2. Project Update | The Phase 1 Project & Changes in Response to Comments
Initial Phase shifts program priority from Commercial to Residential



West First St
Pappas Way

F St

E St

East First St

Road 1

Cypher St

Responsive to:
• Pursue use mix with a greater mix of 

residential; less demand on roads – (BPA)
• Explore alternative Phase 1 program with 

majority residential uses – (MEPA)

• Locate buildings so Pappas Way can 
eventually be closed as a street; better as 
green space, environmental mitigation - 
(Abutter) 

• Locate a grass park on Pappas Way; allow a 
permeable space for better water 
management - (Abutter)

Outdoor Terraces

Outdoor Terraces

Innovation Commons
Open Space

First Street
Open space

Potential Grocery 
Store Location

A1
65-70 Units

B1
75-80 Units

B2
290-300 Units

B3
160-170 Units

A2
220-230 Units

A3
110-120 Units

~+75'

~+180'

~+105
~+75'

~+145'

Future Pappas Way 
Open Space in Full 

Build Out
Raised Courtyards

2. Project Update | The Phase 1 Project & Changes in Response to Comments
Density configured to deliver on open space, resiliency and network strategy
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~+180'

N



(73-77’ Tall)

(145-183’ Tall)

Existing Buildings

(+/- 50’)

Future 295 West First 

80’

207’
Previous Distance to Taller Bldgs

W. First St Road 1

47’

270’ total
New Distance to Taller Bldgs

New Plan
Final Buildout (A&B)

West First Street – Front of House: Pedestrian 
Prioritization

● Elevated Site (no change to resiliency approach) 
● Landscape Zone, expanded sidewalks w/planting 

zone, protected bike lanes
● No mid-block curb cuts

In full build-out 
condition

PNF/ENF Proposed Profile

New Profile

Additional Distance

+12’

+53’

+63’

2. Project Update | The Phase 1 Project & Changes in Response to Comments
Increased setbacks move density further from neighborhood; pedestrian priority along West First St
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2. Project Update | The Phase 1 Project & Changes in Response to Comments
West First Street | Existing Conditions

W 1st Street Today

W 1st Street Today

163



2. Project Update | The Phase 1 Project & Changes in Response to Comments
West First Street | Old (PNF/ENF Proposed)

164

Resiliency Strategy



37’

12’

Development land 
given to street 
expansion and public
 realm

Additional building setback 
since PNF/ENF

2

1

1

2

2. Project Update | The Phase 1 Project & Changes in Response to Comments
West First Street | New

165



Pappas Way and West First Street Pappas Way

2. Project Update | The Phase 1 Project & Changes in Response to Comments

166

West First St

Pappas Way



2. Project Update | The Phase 1 Project & Changes in Response to Comments
View looking north-west on West 1st St

West First St Pappas Way
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West First St

Before (PNF/ENF) After



After

2. Project Update | The Phase 1 Project & Changes in Response to Comments
View looking north-east down Pappas Way

Pappas Way

168

E. First St

Before (PNF/ENF) 

E. First St



2. Project Update | The Phase 1 Project & Changes in Response to Comments
Before (PNF/ENF) | View on East 1st Street looking north
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E. First St E. First St

AfterBefore (PNF/ENF) 



Residential Access
Vehicle Access

Bldg. Footprint Above

0   10          50    100’Retail / Active Use
Residential Lobby/Amenities
Residential Units
BOH
Public Open Space

Building
A2

Building
A1

Building
A3

Building
B1

Building
B2

Building
B3

Potential
Grocer

Retail / 
Active Use

Retail
 Active

Use

Resi 
Amenities Pappas Way 

Open Space
Loading / 

BOH

Retail /  

Active Use

Community 
Amenities

First St Open 
SpaceCommunity 

Amenities
Community 
Amenities

Retail
/Active 

Use
Retail 
Active

use

Raised 
Courtyards

Raised 
Courtyards

Commons

Landscape Transition Landscape Transition

West First St

F 
St

E 
St

East F
irs

t S
t

Block ABlock B

2. Project Update | The Phase 1 Project & Changes in Response to Comments
Ground/Second Floor Plan for Blocks A & B in Final Buildout Condition
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+15.2’/8.7’

+15.8’/9.3’

+23.3’/16.8’

+23.3’/16.8’

+16.1’/9.6’

+23.3’/16.8’

+18.9’/12.4’



2. Project Update | The Phase 1 Project & Changes in Response to Comments
Scale references for the future Pappas Way Open Space
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N



2. Project Update | The Phase 1 Project & Changes in Response to Comments
Scale references for future F Street Open Space
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N



2. Project Update | The Phase 1 Project & Changes in Response to Comments
Conceptual Open Space Programming 
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N



2. Project Update | The Phase 1 Project & Changes in Response to Comments
Open Space concept as parts of the whole
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2. Project Update | Resulting Public Realm Strategy
Pieces Working Together
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2. Project Update | Resulting Public Realm and Network Framework
Organized to Support a Waterfront for All 

F S
T

Pappas Way; Safe & Resilient Future

F Street Planned for Realization  ✔

✔
Transition to secondary, pedestrian 
oriented street; recreational edge, 
rational safe intersections

✔

✔ The Basin Loop 

Waterfront Open Space✔

✔ Central Open Space

Neighborhood Gateway

Innovation Common✔

means for central, Silver Line 
connectivity

✔

Fa
rg

o St. T
erm

ina
l

PA
PPA

S W
AY

Multi-stakeholder project

Northern Ave
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E S
T Fa

rg
o S

t. 
Te

rm
ina

l

E S
T

W. First ST

F S
T

E. First ST

Fa
rg

o St. T
erm

ina
l

Cypher St

2. Project Update | Resulting Public Realm and Network Framework
Organized to Support a Waterfront for All 

West 1st Bicycle Infrastructure achieved 
along Project’s Frontage

Maritime Operational Needs Supported

✔

✔

Pappas Way; Safe & Resilient Future

F Street Planned for Realization  ✔

✔
Transition to secondary, pedestrian 
oriented street; recreational edge, 
rational safe intersections

✔

✔ The Basin Loop 

Waterfront Open Space✔

✔ Central Open Space

Neighborhood Gateway

Innovation Common✔

means for central, Silver Line 
connectivity

✔

PA
PPA

S W
AY

Multi-stakeholder project

Northern Ave



1. Procedural Background
2. What we Heard and Project Update
     The Big Ideas
     The Phase 1 Project & Changes in Response to Comments
3. Next Steps
4. Discussion
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Agenda      



Art 80
Large Project Review

Phase 1

Phase 1 Project(s) 

Professional Advisory
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3. Next Steps
Continue to Engage Project Stakeholders with Updates, Design Evolution

EEA Certificate 
MEPA Review of 

Phase 1 Complete

Board Approval
Cooperation Agreements
Adequacy Determination

FEIR
Final Environmental 

Impact Report

DESIGN EVOLUTION

Master Plan + Phase 1

Comment Period

Building
Permit

OTHER
State Permits & Agency 

Actions
(Chapter 91 License,
MWRA Permits, etc)

BCDC 
Recommendation

ENF
Environmental 

Notification Form
5.2024

Master Plan + Phase 1

PDA
Development Plan

Block A

DEIR
Draft Environmental 

Impact Report

Master Plan + Phase 1

Comment Period

DEIR
Draft Environmental 

Impact Report

Master Plan + Phase 
1

Paralle
l F

ilin
gs

2026

COMMUNITY INPUT

We are here

ONGOING 
PLANNING

1. MEPA SRP - DEIR 
    Master Plan
    Revised Phase 1

   Block A 
   Block B   
   Block C  

  2. Article 80 – PDA Development Plan
    Block A – Fee Parcel (A1, A2)

Design 
Guidelines

BCDC Mtg #1
9.10.2024

BCDC Mtg #2
2.24.2026

 BCDC
Boston Civic Design 

Commission



1. Procedural Background
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     The Phase 1 Project & Changes in Response to Comments
3. Next Steps
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Agenda      





| 182

4c | BCDC Meeting #1













































| 204

4d | Design Guidelines



Phase 1 Design Guidelines
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