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We want to ensure that this conversation is a pleasant experience 
for all. The host will mute all participants during the presentation to 
avoid background noise

Technology Tips and Discussion Plan
1. This meeting will be recorded. If you do NOT wish to be 

recorded during the meeting, please turn off your camera. 

2. Zoom controls are available at the bottom of the screen. 
Clicking on these symbols activates different features. 

3. The agenda includes a time for questions and comments, 
during this portion we will ask that you use the ‘Raise Hand 
function’. Until then, the Q&A function is available to submit 
questions. (the ‘Chat’ has been disabled)

Zoom Meeting Info 



Information Sources and Contacts

1. The presentation material for this evening will be available to view on the project webpage following 
the meeting. 

2. Project material is hosted on:
the BPDA Project Website | Bostonplans.org/projects/development-projects/reserved-channel
The Project Team’s Website | RCDBoston.com 

3.    Outstanding questions can be directed to: 

Regulatory:
MEPA | Tori Kim (Tori.Kim@mass.gov) 
MEPA | Alexander Strysky (alexander.Strysky@mass.gov) 
MEPA | Kate Harson (kate.harson@mass.gov) 
Boston Planning | Nick Carter (nick.carter@boston.gov) 

Project Proponent:
‘OxP’ | Justin Kunz (jkunz@oxfordproperties.com)

Stay connected for 
project updates

| 3

Project Information and Follow Up 

https://www.bostonplans.org/projects/development-projects/reserved-channel
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https://www.bostonplans.org/projects/development-projects/reserved-channel
https://www.bostonplans.org/projects/development-projects/reserved-channel
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mailto:alexander.Strysky@mass.gov
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Today’s Agenda

1 | Process Summary and the CAC
5 MINUTES:

CAC Public
Meeting

Pre DEIR/DPIR Filing
3 | Plan Changes in Response to Comments
15-20 MINUTES:

2 | What We Heard and Master Plan Update
5-10 MINUTES:

4 | Our Next Steps 
5 MINUTES:

5 | Questions, Comments and Discussion
REMAINDER
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1| Process Summary and the CAC



*    Article 80 Review “Light” (Voluntary) for projects on Massport Land
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1. Process Summary and the CAC
Parallel State (SRP) and Local Article 80 Procedure

EEA 
Certificate
6.8.2024

Today’s 
CAC/Public 

Meeting
10.8.2025

ONGOING 
PLANNING

Scoping 
Determination

12.12.2024
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NEXT 
FILINGS 

DEIR
Draft Environmental 

Impact Report

Master Plan + Phase 1

Comment Period
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1. Process Summary and the CAC
The State Procedure called for the establishment of a Citizen’s Advisory Committee (“CAC”)
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Local Procedure

State Procedure
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CONCEPT PLANNING

A CAC is made up of stakeholders nominated by Elected Officials, the 
Mayor’s Office, the Proponent, and other review agencies and consists of 
active neighborhood residents, business representatives, or members of 
social service or community organizations. 

CAC members are asked to convey local concerns, needs, and opportunities 
to the Project Team, MEPA, and City Staff in order to minimize any potential 
negative impacts, mitigate the negative impacts if they are expected to occur, 
and maximize positive impacts. 

1. Review and submit comments on project filings
2. Consider mitigation options for project impacts
3. Represent stakeholders whose interests reflect the broader community 

impacted by the Project, including surrounding Environmental Justice 
neighborhoods

The CAC does NOT replace the role of the greater community in the 
development review process. 
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1. Process Summary and the CAC
Today’s CAC/Public Meeting is a result of the Project’s Public Involvement Plan (“PIP”)
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Local Procedure
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CAC/Public Meeting
Public Filing

The PIP is a living document aimed at maximizing public awareness and 
involvement over the course of Project review

• Proposes means for notification: listserv, newspaper, website(s), etc.
• Proposes public meeting between each filing
• Provides Environmental Justice (EJ) approach to meet intent of MEPA EJ 

Policies
• Proposes proponent provide ‘live’ archive of project information
• Proposes feedback procedures for CAC

Applicant

CAC
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2 | What We Heard and Master Plan Update



2019

       

STANTECARUPSOM

2. What We Heard and Master Plan Update
Partnership Introduction and 
Planning for the Future at the Reserved Channel
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2. What We Heard and Master Plan Update
The feedback loop is a constant, not limited to a moment past

September’s free Pappas Way Event hosted over 150 participants and added 26 new names to our project outreach list 
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Public Meetings Boston Planning (PNF) Project WebsiteMEPA (ENF)

4

2. What We Heard and Master Plan Update
Sources and catalogue of feedback received

33 catalogued themes 
across 5 Subject Matters

35 comment letters 57 comment letters 157 cumulative comments
+3,200 unique visitors
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2. What We Heard and Master Plan Update
Comment themes
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F ST

Planning Foundations, The Big Idea
• 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



2. What We Heard and Master Plan Update
F Street: Backbone of Project Transportation Network Input and Potential

F ST
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• F Street should continue all the way to 
Summer; allows Pappas Way to be less 
trafficked and free of trucks - (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 Idea
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2. What We Heard and Master Plan Update
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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E. First ST

2. What We Heard and Master Plan Update
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










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E. First ST

Near Term (5-10 year) Network Timeline

• Project constructs beginnings of grid as part of 
Phase 1 redevelopment

• New F Street establishes connectivity at the 
southern end of site

• New ‘Road 1’ offset from Cypher Street reduces 
through traffic, differentiates trucking routes

• Bi-directional bicycle infrastructure delivered 
along project’s West First Street frontage

Phase 1 
Projects in
context of network
priorities

2. What We Heard and Master Plan Update
The Phase 1 Projects establish the beginnings of these long-term objectives
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3 | Plan Changes in Response to Comments



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

3. Plan Changes in Response to Comments

1 2

3 4
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Amenities / Retail

Lab / Office

Residential / Hotel

Site Boundary

Phase 1 Boundary

3. Plan Changes in Response to Comments
Old Plan (PNF/ENF)
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Amenities / Retail

Lab / Office

Residential / Hotel

Site Boundary

Phase 1 Boundary

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

3. Plan Changes in Response to Comments
New Plan
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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

3. Plan Changes in Response to Comments
Initial Phase shifts program priority from Commercial to Residential
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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

3. Plan Changes in Response to Comments
Density configured to deliver on open space, resiliency and network strategy
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(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’

3. Plan Changes in Response to Comments
Increased setbacks move density further from neighborhood; pedestrian priority along West First St
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3. Plan Changes in Response to Comments
West First Street | Existing Conditions

W 1st Street Today

W 1st Street Today
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3. Plan Changes in Response to Comments
West First Street | Old (PNF/ENF Proposed)
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37’

12’

Development land
given to street
expansion and public
realm

Additional building setback 
since PNF/ENF

2

1

1

2

3. Plan Changes in Response to Comments
West First Street | New
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Pappas Way and West First Street Pappas Way

3. Plan Changes in Response to Comments
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West First St

Pappas Way



3. Plan Changes in Response to Comments
Before (PNF/ENF) | View looking north-west on West 1st St

West First St

Pappas Way
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3. Plan Changes in Response to Comments
After | View looking north-west on West 1st St

West First St
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3. Plan Changes in Response to Comments
Before (PNF/ENF) | View looking north-east down Pappas Way

Pappas Way
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E. First St



3. Plan Changes in Response to Comments
After | View looking north-east down Pappas Way
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E. First St



3. Plan Changes in Response to Comments
Before (PNF/ENF) | View on East 1st Street looking north
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E. First St



3. Plan Changes in Response to Comments
After | View on East 1st Street looking north

E. First St
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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

Loading / 
BOH

Community 
Amenities

Community 
Amenities

Community 
Amenities

Retail
/Active 

Use
Retail 
Active

use

Block ABlock B

3. Plan Changes in Response to Comments
Ground/Second Floor Plan for Blocks A & B in Final Buildout Condition
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3. Plan Changes in Response to Comments
Scale references for the future Pappas Way Open Space
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3. Plan Changes in Response to Comments
Scale references for future F Street Open Space
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3. Plan Changes in Response to Comments
Conceptual Open Space Programming 
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3. Plan Changes in Response to Comments
Open Space concept as parts of the whole
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Key 
Ground Lease Boundary
Fee Simple Boundary

Initial Phase

Fargo St. Terminal
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3. Plan Changes in Response to Comments

PREVIOUS NEW

SF SF / Units % 

PHASE 1 1,739,000 1,559,500 /  935 100%

Commercial 1,448,500 567,000 /       - 37%

Residential 200,500 908,500 /  935 58%

Retail / Civic 90,000 84,000 /       - 5%

FUTURE PHASES 4,250,000 4,250,000 /  866 100%

Commercial 3,320,000 3,320,000 /  224 78%

Residential 792,500 792,500 /  642 19%

Retail / Civic 137,500 137,500 /       - 3%

TOTAL PROGRAM 5,989,000 5,809,500 / 1,801 100%

Commercial 4,768,500 3,887,000 /   224 67%

Residential 993,000 1,701,000 /1,577 30%

Retail / Civic 227,500 221,500 /         - 3%

DRAFT Program subject to change
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4. Our Next Steps 



| 42

Key 
Fee Simple Boundary

Initial Phase

Fargo St. Terminal

1. MEPA SRP - DEIR 
Master Plan
Revised Phase 1

Block A 
Block B   
Block C  

2. Article 80 - DPIR 
Revised Phase 1 
Block A – Voluntary in part
Block B – Voluntary
Block C – Voluntary

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

4. Our Next Steps
Goal to proceed towards concurrent filings of DEIR + DPIR + PDA  
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4. Our Next Steps
Communicate update to CAC/Public

EEA Certificate 
MEPA Review of 

Phase 1 Complete

Board Approval
Cooperation Agreements
Adequacy Determination

FEIR
Final Environmental 

Impact Report

DPIR
Draft Project Impact 

Report 

DESIGN EVOLUTION

Master Plan + Phase 1

Comment Period

Phase 1

Building
Permit

OTHER
State Permits & Agency 

Actions
(Chapter 91 License,
MWRA Permits, etc)

BCDC 
Approval

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

BCDC
Boston Civic Design 

Commission

Phase 1 Project(s) 

Professional Advisory

COMMUNITY INPUT

1. MEPA SRP - DEIR 
Master Plan
Revised Phase 1

Block A 
Block B   
Block C  

2. Article 80 - DPIR 
Revised Phase 1 
Block A – Voluntary in part
Block B – Voluntary
Block C – Voluntary

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

ONGOING 
PLANNING
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5. Feedback and Discussion
Technology Tips and Discussion Plan

• Zoom controls are available at the bottom of the screen. Click 
on these symbols activates different features. 

• During this portion of the meeting, please use the ‘Raise Hand 
function’, we will let you know when you can unmute yourself to 
ask your question or provide comment.

• Please be respectful of each others time

• We ask that participants limit their questions so that all may 
participate in the discussion
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