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SiTE ANAlySiS | regional context
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SITE ANALYSIS | LOT HISTORY
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SiTE ANAlySiS | lot history



 | 950 WEBSTER (D3.1) | NEIGHBORHOOD MEETING #1 | AUGUST 25, 2021PARCEL D3.1 | AUGUST 25, 2021No content below this line, footer by SGA/Marvel

PUBLIC PROCESS REVIEW 
STARTING POINT | COORDINATED DEVELOPMENT SPECIAL PERMIT 2017 (CDSP)

PUBLIC PROCESS REVIEW | STARTING POINT | COORDINATED DEVELOPMENT SPECIAL PERMIT 2017 (CDSP)
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SiTE ANAlySiS | coordinated lot development special permit (cdsp), 
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BUilDiNg mASS DEVEloPmENT



lot permited for 280,000 sf 
commercial use
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BUilDiNg mASS DEVEloPmENT | base cdsp massing
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3'MASSING OPTION 1

MASSING OPTION 3B
MASSING OPTION 4

RECOGNIZES THE VARIOUS SITE ANGLES AND 
POSSIBLE AREAS WITHIN THE SITE.

ARTICULATIONS AND SETBACKS  ARE DRIVEN BY 
PASSIVE SOLAR PROTECTION STRATEGIES

FORM DRIVEN BY CIVIC SPACE BENEFITS.
GROUND LEVEL NOTCH AT SOUTWEST CORNER 
INCREASES CONNECTION AND WIDTH OF CIVIC 
SPACE. SOUTH WING OPENS AT LOWER LEVELS 
TO DEFINE PLAZA EDGE AND ENTRY. VERTICAL 
CUTS REDUCE VISUAL BULK.

option 1 - stacked prisms option 2 - solar steps option 3 - faceted 
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BUilDiNg mASS DEVEloPmENT | initial concepts



STEP 01 - MAXIMIZED MASS ON-SITE WITH A CHAMFER RECTANGULAR FORM BROKEN DOWN 
TO A BASE MIDDLE TOP CONDITION AND CREATING A COMMERCIAL BASE AND EFFICIENT
 COMMERCIAL FLOORPLATE AT TOP.

STEP 02 - ARTICULATION OF BASE TO BOTH RECOGNIZE THE VARIOUS SITE ANGLES 
PROPOSED BY THE MASTERPLAN DIAGRAMS AND POSSIBLE PUBLIC AREAS WITHIN THE SITE.

STEP 03 - SET OF SETBACKS AND MOVES ON TOP LEVELS TO RELATE TO BASE FORM 
AND ARTICULATE PENTHOUSE LEVELS.

STEP 01 - MAXIMIZED MASS ON-SITE WITH A CHAMFER RECTANGULAR FORM BROKEN DOWN 
TO A BASE MIDDLE TOP CONDITION AND CREATING A COMMERCIAL BASE AND EFFICIENT
 COMMERCIAL FLOORPLATE AT TOP.

STEP 02 - ARTICULATION OF BASE TO BOTH RECOGNIZE THE VARIOUS SITE ANGLES 
PROPOSED BY THE MASTERPLAN DIAGRAMS AND POSSIBLE PUBLIC AREAS WITHIN THE SITE.
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STEP 01 - MAXIMIZED MASS ON-SITE WITH A CHAMFER RECTANGULAR FORM BROKEN DOWN 
TO A BASE MIDDLE TOP CONDITION AND CREATING A COMMERCIAL BASE AND EFFICIENT
 COMMERCIAL FLOORPLATE AT TOP.

STEP 02 - ARTICULATION OF BASE TO BOTH RECOGNIZE THE VARIOUS SITE ANGLES 
PROPOSED BY THE MASTERPLAN DIAGRAMS AND POSSIBLE PUBLIC AREAS WITHIN THE SITE.

STEP 03 - SET OF SETBACKS AND MOVES ON TOP LEVELS TO RELATE TO BASE FORM 
AND ARTICULATE PENTHOUSE LEVELS.

STEP 01 

MAXIMIZED MASS ON-SITE. 
RECTANGULAR FORM BROKEN DOWN TO A 
COMMERCIAL BASE, AN EFFICIENT MIDDLE , AND 
A SIMPLE TOP.

STEP 02 

ARTICULATION OF BASE TO BOTH RECOGNIZE 
THE VARIOUS SITE ANGLES PROPOSED BY THE 
MASTERPLAN DIAGRAMS AND DEFINE POSSIBLE 
PUBLIC AREAS WITHIN THE SITE.

STEP 03

SET OF SETBACKS AND MOVES ON PENTHOUSE 
LEVELS TO RELATE TO BASE FORM AND PROMOTE 
A  DISTINCTIVE IDENTITY. 
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BUilDiNg mASS DEVEloPmENT | option 1 - stacked prisms
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STEP 01 - CHAMFERED MASS FOLLOWING THE PROPERTY LINE ANGLES ON EAST AND 
SOUTH FACADES BROKEN DOWN TO A BASE MIDDLE TOP CONDITION AND INITIAL SETBACKS 
FOR PLAZA AS PER  THE MASTERPLAN DIAGRAM.

STEP 02 - ARTICULATION OF MASS TO PROVIDE PASSIVE SOLAR PROTECTION ON EAST AND 
SOUTH FACADES. RECOGNITION OF NEIGHBOR BUILDING BASE ON THE GROUND FLOOR
AND POSSIBLE LANDSCAPE AREA

STEP 03 - TOP & MID-LEVEL ARTICULATIONS AND SETBACKS OF SOUTH FAÇADE TO 
FURTHER DEVELOP CONCEPT OF PASSIVE SOLAR PROTECTION .
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STEP 01 - CHAMFERED MASS FOLLOWING THE PROPERTY LINE ANGLES ON EAST AND 
SOUTH FACADES BROKEN DOWN TO A BASE MIDDLE TOP CONDITION AND INITIAL SETBACKS 
FOR PLAZA AS PER  THE MASTERPLAN DIAGRAM.

STEP 02 - ARTICULATION OF MASS TO PROVIDE PASSIVE SOLAR PROTECTION ON EAST AND 
SOUTH FACADES. RECOGNITION OF NEIGHBOR BUILDING BASE ON THE GROUND FLOOR
AND POSSIBLE LANDSCAPE AREA

STEP 03 - TOP & MID-LEVEL ARTICULATIONS AND SETBACKS OF SOUTH FAÇADE TO 
FURTHER DEVELOP CONCEPT OF PASSIVE SOLAR PROTECTION .

STEP 01 

CHAMFERED MASS FOLLOWING THE PROPERTY 
LINE ANGLES ON EAST AND SOUTH FACADES 
BROKEN DOWN TO A BASE MIDDLE TOP 
CONDITION AND INITIAL SETBACKS FOR PLAZA 
AS PER THE MASTERPLAN DIAGRAM.

STEP 02

ARTICULATION OF MASS TO PROVIDE PASSIVE 
SOLAR PROTECTION ON EAST AND SOUTH 
FACADES. PROJECTING SOUTH EAST WING 
RECOGNIZES D3.2 BUILDING FACE AND DEFINES 
CIVIC EDGE.

STEP 03

INDENTED SOUTH FAÇADE TO PROVIDE SHADE 
AND FURTHER DEVELOP CONCEPT OF PASSIVE 
SOLAR PROTECTION .
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BUilDiNg mASS DEVEloPmENT | option 2 - solar steps



STEP 01 - CHAMFERED MASS FOLLOWING THE PROPERTY LINE ANGLES ON EAST AND 
SOUTH FACADES BROKEN DOWN TO A BASE MIDDLE TOP CONDITION AND INITIAL SETBACKS 
FOR PLAZA AS PER  THE MASTERPLAN DIAGRAM.

STEP 02 - ARTICULATION OF MASS  ON BOTH BASE AND MIDDLE PORTIONS. GROUND SETBACKS 
TO PROVIDE WEATHER PROTECTION OF CIRCULATION AROUND THE COMMERCIAL BASE. 
NORTHWEST AND SOUTHEAST CORNERS LOWERED TO ACCOMMODATE TERRACES AND BREAK 
DOWN THE BUILDING SCALE.

STEP 03 - GROUND FLOOR SETBACK PUSH TO ALLOW FOR COVERED CIVIC AREA. ACCENTUATION 
OF MIDDLE PORTION OF THE MASSING INSTANTS FOR OPENINGS AND CHANGE IN
FAÇADE MATERIAL.

STEP 01 - CHAMFERED MASS FOLLOWING THE PROPERTY LINE ANGLES ON EAST AND 
SOUTH FACADES BROKEN DOWN TO A BASE MIDDLE TOP CONDITION AND INITIAL SETBACKS 
FOR PLAZA AS PER  THE MASTERPLAN DIAGRAM.

STEP 02 - ARTICULATION OF MASS  ON BOTH BASE AND MIDDLE PORTIONS. GROUND SETBACKS 
TO PROVIDE WEATHER PROTECTION OF CIRCULATION AROUND THE COMMERCIAL BASE. 
NORTHWEST AND SOUTHEAST CORNERS LOWERED TO ACCOMMODATE TERRACES AND BREAK 
DOWN THE BUILDING SCALE.

STEP 03 - GROUND FLOOR SETBACK PUSH TO ALLOW FOR COVERED CIVIC AREA. ACCENTUATION 
OF MIDDLE PORTION OF THE MASSING INSTANTS FOR OPENINGS AND CHANGE IN
FAÇADE MATERIAL.

STEP 01 - CHAMFERED MASS FOLLOWING THE PROPERTY LINE ANGLES ON EAST AND 
SOUTH FACADES BROKEN DOWN TO A BASE MIDDLE TOP CONDITION AND INITIAL SETBACKS 
FOR PLAZA AS PER  THE MASTERPLAN DIAGRAM.

STEP 02 - ARTICULATION OF MASS  ON BOTH BASE AND MIDDLE PORTIONS. GROUND SETBACKS 
TO PROVIDE WEATHER PROTECTION OF CIRCULATION AROUND THE COMMERCIAL BASE. 
NORTHWEST AND SOUTHEAST CORNERS LOWERED TO ACCOMMODATE TERRACES AND BREAK 
DOWN THE BUILDING SCALE.

STEP 03 - GROUND FLOOR SETBACK PUSH TO ALLOW FOR COVERED CIVIC AREA. ACCENTUATION 
OF MIDDLE PORTION OF THE MASSING INSTANTS FOR OPENINGS AND CHANGE IN
FAÇADE MATERIAL.
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STEP 01

CHAMFERED MASS FOLLOWING THE PROPERTY 
LINE ANGLES ON EAST AND SOUTH FACADES 
BROKEN DOWN TO A BASE MIDDLE TOP 
CONDITION AND INITIAL SETBACKS FOR PLAZA 
AS PER THE MASTERPLAN DIAGRAM.

STEP 02

GROUND LEVEL DEFINITION PROMOTES RETAIL 
ACTIVATION.SOUTH EAST WING PROVIDES 
DEFINITION FOR CIVIC SPACE AND BUILDING 
ENTRY.

STEP 03

SOUTH EAST GROUND FLOOR NOTCH INCREASES 
CIVIC SPACE AND CIRCULATION. ACCENTUATION 
OF VERTICAL CUTS REDUCE VISUAL BULK  AND 
ESTABLISHES OPPORTUNITIES.

BUilDiNg mASS DEVEloPmENT | option 3 - faceted preferred
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BUilDiNg mASS DEVEloPmENT | option 3 - faceted 

MASSING OPTION 4

MASSING OPTION 4

MASSING OPTION 4

NORTH & WEST FACADES FROM PROSPECT ST. BRIDGE WEST & SOUTH FACADES FROM PROSPECT ST. AND 
WEBSTER AVE. 

SOUTH & EAST FACADES FROM WEBSTER AVE. 

preferred
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BUilDiNg mASS DEVEloPmENT | option summary

MASSING OPTION 4

MASSING OPTION 3BMASSING OPTION 1

option 1 - stacked prisms option 2 - solar steps

option 3 - faceted 

preferred
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fAcADE DEVEloPmENT
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fAcADE DESigN | inspiration

SITE’S INDUSTRIAL AND GLASS MAKING HISTORY

ACTIVE GROUND FLOOR SOLAR ORIENTATION AND SUSTAINABILITY

TECHNOLOGY AND INNOVATION
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fAcADE DESigN | materials palette - preferred option

brick gfrc concrete

bronze glass glass
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fAcADE DESigN | initial facade concepts

option 1 - cant option 2 - plate option 3 - grid 
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fAcADE DESigN | materials

option 1 - cant option 2 - plate option 3 - grid 

a - unitized glazing system with spandrel panels
b - pigmented concrete
c - aluminum metal panel with integrated louvers
d - curtain wall system with vertical louvers
e - brick with window wall
f - storefront system

e

c

d

f

a

b

e

c

d

f

a

b

e

c

d

f

a

b

a - unitized glazing system with spandrel panels
b - stone cladding base
c - aluminum  metal panel with integrated louvers
d - curtain wall system with vertical louvers
e - brick with window wall
f - storefront system

a - unitized glazing system with spandrel panels
b - pigmented concrete
c - aluminum  metal panel with integrated louvers
d - curtain wall system with vertical louvers
e - gfrc cladding with punched windows/window wall
f - storefront system

f

d

a

e

f

d

a

e

f

d

a

e

preferred
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fAcADE DESigN | design guidelines - concept diagrams 

option 1 

base - middle - top definition vertical and horizontal articulation
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NORTH & WEST FACADE FROM PROSPECT ST. BRIDGE WEST & SOUTH FACADES FROM PROSPECT ST. AND WEBSTER AVE. 

fAcADE DESigN | option 1 - cant

*MBTA BRIDGE GUARDRAIL OMMITED FOR CLARITY
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fAcADE DESigN | precedents | option 1 - cant
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fAcADE DESigN | design guidelines - concept diagrams 

option 2 

base - middle - top definition vertical and horizontal articulation
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fAcADE DESigN | option 2 - plate

NORTH & WEST FACADE FROM PROSPECT ST. BRIDGE WEST & SOUTH FACADES FROM PROSPECT ST. AND WEBSTER AVE. 

*MBTA BRIDGE GUARDRAIL OMMITED FOR CLARITY
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fAcADE DESigN | precedents | option 2 - plates
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fAcADE DESigN | design guidelines - concept diagrams 

option 3

base - middle - top definition vertical and horizontal articulation
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fAcADE DESigN | option 3 - grid
NORTH & WEST FACADE FROM PROSPECT ST. BRIDGE 

preferred

*MBTA BRIDGE GUARDRAIL OMMITED FOR CLARITY
PROSPECT STREET
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fAcADE DESigN | option 3 - grid
WEST FACADE FROM PROSPECT ST. 

preferred
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fAcADE DESigN | option 3 - grid
WEST & SOUTH FACADES FROM PROSPECT ST. AND WEBSTER AVE. 

preferred
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fAcADE DESigN | option 3 - grid
SOUTH & EAST FACADES FROM WEBSTER AVE.

preferred
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fAcADE DESigN | option 3 - grid
EAST FACADE FROM PARCEL D3.2

preferred



34

fAcADE DESigN | option 3 - grid
NORTH & EAST FACADES FROM GREEN LINE

preferred
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fAcADE DESigN | precedents | option 3 - grid preferred
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FACADE DESIGN | option 3 - grid-groUnd LEVEL
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FACADE DESIGN | option 3 - grid
LOBBY ENTRANCE FROM CIVIC SPACE

preferred
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FACADE DESIGN | option 3 - grid
WEST FACADE FROM PROSPECT ST.  OVERLOOK

preferred
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FACADE DESIGN | option 3 - grid
WEST FACADE FROM PROSPECT ST. 

preferred
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FACADE DESIGN | option 3 - grid
SOUTH RETAIL FROM CIVIC SPACE 

preferred
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