




TO: 

FROM: 

DATE:  
RE: 

MEMORANDUM 

Kathleen A. Theoharides, Secretary, EEA 
Daniel Sieger, Undersecretary, EEA 
Tori Kim, Director, MEPA Office 
Lisa Berry Engler, Director, CZM 
Gary Moran, Deputy Commissioner, MassDEP 
February 7, 2020 
EEA #8161, Raymond L. Flynn Marine Park Master Plan Update, South Boston 

This memorandum provides a report on the stakeholder process conducted as required by the 
Secretary’s Certificate on the Notice of Project Change and Master Plan Update (the “Certificate”), 
issued on January 19, 2018. The Certificate directed CZM and MassDEP, in coordination with the 
City of Boston (the “City”), to establish a public process to assist in evaluating the proposed changes 
set forth in the City’s Draft Master Plan Update (“DMPU”) for the Raymond L. Flynn Marine Park 
(RLFMP). The stakeholder process was intended to inform and provide guidance for the Scope of a 
Final Master Plan Update (“FMPU”) to be submitted by the City for final MEPA review. 

We provide below a summary of the stakeholder process conducted from January 2018 to the 
present, together with recommendations from CZM and MassDEP, informed by comments and 
feedback received from the stakeholder groups (as documented in written comments attached to this 
memorandum), for the content of the City’s FMPU filing to the MEPA Office. 

Background 
The RLFMP, formerly the Boston Marine Industrial Park, includes 129 acres of filled and 63 

acres of flowed tidelands. The majority of the RLFMP lies within the South Boston Designated Port 
Area (DPA). The original RLFMP Master Plan was finalized in 1999 and in 2000 the Secretary issued 
a MEPA certificate that required development within the RLFMP to meet the specific standards for 
Marine Industrial Parks pursuant to 310 CMR 9.00. In 2005, MassDEP issued a Master c. 91 License, 
consistent with its regulatory standards for Marine Industrial Parks under 310 CMR 9.00, for the 
RLFMP that codified the requirement for a minimum of 67% of development within the RLFMP be 
reserved for water-dependent industrial uses. The license allowed for the remainder of the RLFMP to 
comprise general industrial and commercial uses that are incidental and/or supportive of water-
dependent industrial uses, with commercial uses capped at 5%. The license further specified use 
percentages and development guidelines on a parcel-by-parcel basis.  

In December 2017, the Boston Planning & Development Agency (BPDA) submitted the 
DMPU to MEPA as a Notice of Project Change. The DMPU explains the history, status, and trends 
of water-dependent industry in the RLFMP, provides a high-level plan for the future of the RLFMP, 
and outlines options to capitalize on the economic opportunity of underutilized land, improve aging 
infrastructure, and preserve the area’s capacity for future water-dependent industry. The economic   
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analysis of uses in the RLFMP performed as the backdrop for the DMPU shows a decreasing demand 
for space by “over-the-dock” water-dependent industrial uses. The DMPU concludes that in order to 
continue to successfully operate the RLFMP and maintain its aging infrastructure, the BPDA must 
manage these changes in market demands. In response, the DMPU requested an increase in the 
amount of allowable commercial and general industrial uses. 
 The Secretary’s Certificate allowed development associated with Wharf 8/Pier 7 to proceed to 
permitting but required the other proposed changes within the RLFMP to undergo final MEPA review 
through submission of a FMPU. Prior to this filing, the Secretary required that a stakeholder process 
be conducted through the creation of an Advisory Committee co-chaired by CZM and DEP and 
composed of various stakeholders to evaluate changes proposed in the DMPU. This public process 
was to be conducted in coordination with the City of Boston. Upon conclusions of this stakeholder 
process, the BPDA would submit a FMPU to MEPA for review. State permitting, including a new or 
amended Master c. 91 License, would follow, as necessary.  
  
Advisory Committee 

As directed, CZM and MassDEP formed an Advisory Committee comprising representatives 
from the BPDA, Massport, water-dependent industrial, general industrial, within the RLFMP, and 
interested non-profits and organizations. The Advisory Committee, whose membership is included in 
this memo as Attachment A, met five times between December 2018 to June 2019 to review the 
DMPU; to learn more about Massport’s operations within and adjacent to the RLFMP; to understand 
transportation planning initiatives and planned improvements by MassDOT, Massport and the City; 
to tour the RLFMP; to evaluate the changes proposed to allowable uses; and to develop evaluative 
metrics for the FMPU. CZM and DEP accepted comments from Advisory Committee members and 
other stakeholders at the conclusion of the process; six letters from Advisory Committee members 
and six letters from other stakeholders were received, all of which are included in this memo as 
Attachment B. 

The overarching theme of the Advisory Committee meetings and comment letters was the 
importance of supporting existing and future water-dependent industrial uses within the RLFMP 
through three specific areas: economic support for water-dependent industrial uses, including capital 
investments in marine infrastructure; transportation planning; and climate resilience. Concerns about 
the RLFMP’s ability to retain and attract water-dependent industrial businesses in a competitive 
market without financial support were consistently expressed during Advisory Committee meetings 
and in written comments. Many comments noted the close relationship between the desire to protect 
and promote water-dependent industrial uses with the challenges of ensuring self-sustaining 
development in the near and long terms. The capacity and mechanism to fund investments to support 
water-dependent industrial uses was also a primary concern. Transportation and traffic concerns 
included reducing potential conflicts that may result from an expansion of uses among trucks and 
other vehicles, pedestrians, and bicyclists; protection of dedicated truck routes for water-dependent 
industrial uses; traffic congestion (specifically trip delays for just-in-time shipments); parking; and off-
hour public transit options for employees of water-dependent industrial businesses. Improvements 
such as the rehabilitation of the east and south jetties, transportation enhancements to separate modes 
to reduce congestion, expansion of water-transportation infrastructure, and building for climate 
resilience were specifically identified in comments as necessary to ensure the functionality of the 
RLFMP for the future. Some comments offered qualified support of the BPDA’s proposal to allow 
compatible, upper-floor, general industrial and commercial uses to subsidize water-dependent 
industrial uses or to finance marine infrastructure improvements. Other comments suggested refining 
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use definitions to allow for and attract new water-dependent industrial activities that may be suitable 
for the RLFMP. 
 
Recommendations for the Final RLFMP Master Plan Update 

As with the Commonwealth’s nine other DPAs, the South Boston DPA was established to 
promote water-dependent industrial uses. The DPA policies and regulations also recognize that DPAs 
can accommodate limited supporting industrial and commercial uses that are compatible with water-
dependent industrial uses. Because the RLFMP is a significant portion of the South Boston DPA, it 
is uniquely situated to support the interests of the Commonwealth’s DPA Program in hosting 
primarily water-dependent industrial uses alongside supporting industrial and commercial uses and to 
preserve space for such water-dependent industrial uses in the future. In keeping with these original 
purposes and in acknowledgement of the continuing importance of maritime industry to the state’s 
economy, the future development of the RLFMP should continue to primarily provide areas suitable 
for existing and future water-dependent industrial uses. The vision for the future of the RLFMP as 
presented in the FMPU should illustrate the commitment of the BPDA and partners such as Massport 
to the maritime economy for the long term.  

 
In furtherance of these goals, and in consideration of comments received throughout the 

stakeholder process, CZM and MassDEP recommend that the City’s FMPU submission to the MEPA 
Office contain the following specific items, in addition to any other required elements of a MEPA 
filing: 
  
Alternatives Analysis 

The FMPU should include an evaluation of alternative buildout scenarios on a parcel-by-parcel 
basis in a manner that seeks to achieve the goals of the BPDA’s DMPU and the Commonwealth’s 
DPA Program. The evaluation should incorporate the following three specific areas: flexibility in 
distribution of water-dependent industrial, general industrial, and commercial uses; transportation 
impacts; and climate resilience. The analysis should evaluate potential impacts of proposed buildout 
scenarios on current and future water-dependent industrial uses in the RLFMP as well as proposed 
mitigation for potential impacts.  
 
Flexibility in distribution of uses  

A common theme throughout the Advisory Committee process was the request for greater 
flexibility in the geographic distribution of uses, specifically allowing for the co-location of water-
dependent industrial uses with other uses. Significant market pressures have made undeveloped or 
underutilized land in the RLFMP increasingly attractive for non-water-dependent-industrial 
development interests, including commercial office, research and development uses, and lab space. 
Significant use of the RLFMP for these purposes was not originally envisioned for the RLFMP. BPDA 
has requested greater flexibility in the buildout of the RLFMP, provided that impacts to transportation 
routes, parking and congestion can be mitigated, as a means of providing direct economic and 
operational support to existing and future water-dependent industry to further strengthen the 
maritime economy in the South Boston DPA.  

 
For these reasons and with the consideration of the Advisory Committee’s feedback and 

comments, the FMPU should assess buildout scenarios under a range of alternative RLFMP-wide 
percentage use and parcel-specific use allowances. More specifically, the FMPU should analyze 



 

4 
 

potential alternatives to the current parcel-by-parcel use requirements of the Master c. 91 License 
including an alternative which allows for commercial uses in excess of the current 5% allowance. 

 
For each alternative, the FMPU should  
1) demonstrate the economic and/or operational support to existing and future water-

dependent industrial uses that would be provided by general industrial and commercial 
uses;  

 
2) illustrate anticipated impacts to existing and future water-dependent industrial uses from 

the proposed changes and how expanded uses will be compatible with activities 
characteristic of a working waterfront and its backlands, in order to preserve in the long 
run the predominantly industrial character of the planning area and its viability for maritime 
development; and  

 
3) show that anticipated impacts to existing and future water-dependent industrial uses will be 

avoided, minimized, and mitigated, pursuant to applicable regulations.  
 
Potential impacts to be assessed in the alternatives analysis should include, but not be limited 

to, changes in traffic (volume, timing, routes, intersection operations, etc.); conflicts between modes; 
parking availability for water-dependent industrial users/employees; and water and sewer capacity. 
Through this analysis, the FMPU should determine the appropriate level of uses that are not water-
dependent industrial uses as defined at 310 CMR 9.12(2), and which the City may propose on parcels 
that are reserved exclusively for water-dependent industrial uses under the current regulatory 
framework and license, and what configurations of these uses and mitigation measures are necessary 
to minimize impacts to WDI uses. However, Parcels K, L, M, M-1, V, and W are so uniquely well-
suited to water-dependent industrial uses that they are to be predominantly used by or reserved for 
water-dependent industrial uses.  
 
The FMPU should include: 

• An updated Parcel Analysis and Table 7 that incorporate changes in uses since the filing of 
the DMPU, including: 

o Existing 2020 Conditions: 
 Building Footprint (SF) 
 Building Gross Floor Area (SF) 
 Previously approved uses 

o Proposed changes in use 
o Proposed MPU allowed uses 

• A revised Table 7 reflecting the Preferred Alternative identified in the FMPU, including the 
geographic distribution of general industrial and commercial uses; planning justification(s) for 
the proposed changes; an analysis of potential impacts resulting from these changes on water-
dependent industrial uses; a demonstration that the impacts are avoided, minimized, and 
mitigated; and a graphical depiction (i.e., a map) of the geographic distribution of all current 
and proposed uses in the RLFMP; 

• An analysis of potential Supporting DPA Uses as defined at 310 CMR 9.02 on the above-
mentioned parcels to be predominantly used or reserved for water-dependent industrial uses 
(Parcels K, L, M, M-1, V, and W), including the specific amount of and locations on these 
parcels available for general industrial and commercial uses; associated impacts; and mitigation 
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of unavoidable impacts; (NB: In order to limit operational conflicts with water-dependent 
industrial operations, general industrial and commercial uses on these parcels should be limited 
in size, configured to minimize parcel-wide impacts to potential water-dependent uses, and 
sited in close proximity to roadways and distanced from the working waterfront.) 

• An update on lease negotiations with Massport for the Massachusetts Marine Terminal (MMT) 
on Parcel M-1, including how the potential flexibility in distribution of uses may be 
implemented on the MMT; 

• Identification of specific potential uses that are not enumerated in 310 CMR 9.12, but may be 
licensed by MassDEP as water-dependent industrial; proposed designation of these uses as 
water-dependent industrial; and identification of specific criteria for approval of additional 
potential uses not listed in 310 CMR 9.12 or identified above, and criteria for evaluation; 

• Identification of specific uses as general industrial and commercial uses for the purposes of 
the Master c. 91 License; 

• An analysis and comparison between current and proposed use definitions employed by the 
BPDA (e.g., the municipal zoning code, lease terms) and MassDEP (e.g., 310 CMR 9.00) 
relative to the calculation of use percentages in the Master c. 91 License; 

• Demonstration of economic or operational support of water-dependent industrial uses that 
could/will be provided by general industrial or commercial uses on any parcel within the 
RLFMP; 

• A description and commitment to a revenue mechanism(s) through which funds from general 
industrial and commercial will be collected by the BPDA and administered for the purposes 
of investing in maritime infrastructure, water-dependent industrial uses, or other activities that 
retain and attract water-dependent industrial uses in/to the RLFMP (e.g. support for off-hour 
commuting by water-dependent industry employees, subsidized parking for water-dependent 
industry employees, maintenance of waterside infrastructure); 

• A non-exclusive list of necessary maritime infrastructure improvement projects to be 
implemented (through the BPDA revenue mechanism above, the City, or others) to ensure 
the RLFMP will continue to attract water-dependent industry and proposed criteria for 
evaluation of additional such projects not contemplated at this time;  

• Identification of supplemental funding opportunities or sources, such as grant programs or 
other revenue streams available for such projects as outlined above;  

• Identification and prioritization of existing and planned public access that meets regulatory 
standards, is appropriate for the RLFMP and does not conflict with water-dependent industrial 
operations within the RLFMP; and 

• An outline of the processes and steps necessary for the BPDA and other partners to 
implement the FMPU, including updates to municipal zoning and changes to allowable uses 
under long-term ground leases within the RLFMP. 

 
Transportation 

Ensuring the connection of water-dependent industrial uses to safe and efficient 
transportation networks is a primary concern of DPAs. Current water-dependent industrial users in 
the RLFMP expressed numerous and specific concerns about general industrial and commercial traffic 
in the existing RLFMP network and conflicts with bicycles and pedestrians. With the potential for 
additional general industrial and commercial uses within the RLFMP, these conflicts may increase. 
The FMPU should include: 
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• An analysis of potential transportation infrastructure improvements, including the Marine 
Park Gateway Improvement Project, Northern Avenue rotary signalization, and Fid Kennedy 
Avenue improvements;  

• Identification of the impacts of potential buildout scenarios on transportation within the 
RLFMP and immediately surrounding areas (e.g. traffic circulation, parking, water 
transportation, bicycle and pedestrian routes) especially on existing truck routes, 
management/uses of roadways (e.g. road closures for events), and plans to convey rights-of-
way within the RLFMP to the City of Boston or others; 

• Identification of methods to avoid, minimize, and mitigate general industrial and commercial 
traffic, especially on truck routes, and to minimize potential conflicts between vehicular and 
non-vehicular traffic; and 

• Consultation with issue-specific advocacy groups (e.g. Liveable Streets Alliance, MassBike, 
Seaport TMA, and WalkBoston), identification of opportunities and best practices to promote 
non-vehicular (e.g., pedestrian and bicycle) and mass transit within the RLFMP.  

 
Climate Resiliency 

By the nature of its purpose to connect water-dependent industry to the water, the RLFMP is 
vulnerable to climate-related impacts, especially sea level rise and more intense coastal storms. Planned 
improvements to infrastructure and proposed development within the RLFMP should incorporate 
current and future climate risks and vulnerabilities. The FMPU should include: 

• A discussion of resilience, particularly consistency with and implementation of Coastal Resilience 
Solutions for South Boston and other applicable statutes or guidelines, including Climate Resilient 
Design Standards and Guidelines for Protection of Public Rights-of-Way and Coastal Flood Resilience Design 
Guidelines, as appropriate; 

• Identification and prioritization of investments or improvements that will promote the 
RLFMP’s resilience, possibly as a co-benefit of other improvements (e.g. elevating roadways). 

• Identification of other specific plans, studies, and/or projections for sea level rise that will 
inform the identification and prioritization of such investments or improvements.  

 
Updates since DMPU 

The FMPU should list and describe changes that have occurred since the filing of the DMPU 
with MEPA. These changes should be factored into the analysis performed to support the FMPU. 
Specific examples of updates that should be included are: 

• The status of Parcels C1-C2, M, M-1, and any other parcels with specific development 
proposals identified; 

• New transportation data and planning initiatives relevant to the RLFMP, such as the South 
Boston Seaport Strategic Transit Plan; 

• Planned infrastructure improvements in FY20 Capital Budget and BPDA 5-Year Capital Plan; 
and 

• Proposed projects within the RLFMP and nearby that may impact the operation of the 
RLFMP. 

 
Development of the Final RLFMP MPU 
 The BPDA should consult with CZM, MassDEP. and the MEPA Office in the development 
of the FMPU prior to filing. Such consultation will ensure the inclusion of information necessary for 
the comprehensive evaluation of alternatives proposed within the FMPU and compliance with any 
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other requirements of the MEPA regulations; provide an opportunity for technical assistance, 
especially regarding climate resilience and port planning; and allow for the identification of the 
necessary authorizations for implementation of the FMPU, such as a new or amended Master c. 91 
License. To the extent that any proposed development project may be authorized under the existing 
Master c. 91 License or a Minor Revision thereto, the City should consult with CZM, MassDEP, and 
the MEPA Office prior to filing any submissions to the MEPA Office. 
 
 

 
cc: Daniel Padien, Program Chief, MassDEP Waterways Regulation Program 

Chrissy Hopps, Assistant Director, MassDEP Waterways Regulation Program 
Ben Lynch, MassDEP Waterways Regulation Program 

 Page Czepiga, Assistant Director, MEPA Office 
Alex Strysky, Environmental Analyst, MEPA Office 
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Attachment A: Raymond L. Flynn Marine Park Master Plan Update Advisory Committee 
 

Boston Freight Terminals 
Boston Harbor Now 
Boston Harbor Pilots Association 
Boston Marine Park Business Association 
Boston Planning & Development Agency 
Boston Port Operators Group 
Boston Sword & Tuna 
Executive Office of Energy and Environmental Affairs 
International Longshoremen Association, Boston Local Union 
Jamestown 
JC Cannistraro, LLC 
Legal Sea Foods 
Massachusetts Department of Environmental Protection (co-chair) 
Massachusetts Environmental Policy Act Office 
Massachusetts Office of Coastal Zone Management (co-chair) 
Massachusetts Port Authority 
Mass Bays Brewing Co./Harpoon 
Propeller Club of Boston 
Reuben, Junius & Rose, LLP 
Vertex Pharmaceuticals 
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Attachment B: Comment Letters 
 
Committee Members 
Boston Freight Terminals, 7/22/2019 
Boston Harbor Now, 7/22/2019 
Boston Sword & Tuna, 7/25/2019 
Legal Sea Foods, 7/29/2019 
Massachusetts Port Authority, 7/26/2019 
Reuben, Junius & Rose, LLP, 7/19/2019 
 
Others 
Cape Cod Shellfish & Seafood Co., 7/25/2019 
Globe Fish Company, 7/22/2019 
Marcus Partners, 7/22/2019 
Pangea Shellfish Company, 7/19/2019 
Pilot Development Partners, 7/18/2019 
Puritan Fish Co., Inc, 7/19/2019 
 
 

 
 






























































