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Draft Agenda #2
Design Guidelines 

a. New Content Design Guidelines
i. Phase 1 Together

1. Public Realm
2. Buildings

ii. Block A
1. Axons
2. Open Space 

b. Next Steps & Q&A
c. Response to Last (Appendix)

Draft Agenda #1
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



Agenda      
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• 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
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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

Marine Industrial Park

Convention Center

South Boston
Powerplant
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W First St
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F S
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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
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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

| 19



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

| 21



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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IMAG
E

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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IMAG
E

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 Heat
Create 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 | 32



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/S
ervice

Loading/
Service

Loading/
Service

Loading/S
ervice

Loading/S
ervice

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/
Service

Parking

Lobby

Lobby

Lobby

Lobby

Parking

Loading/
Service

Loading/S
ervice

Parking 
Ramp

Parking 
Ramp

Parking 
Ramp

Parking Ramp

Loading/S
ervice

Loading/S
ervice

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 | 53



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/S
ervice

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

63| 63



* 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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