
POWER HOUSE CNY 
 
BUILDING 108 
Response to Request for Proposals 
 
 
 
 

 

Submitted to: 

Teresa Polhemus 
Executive Director/Secretary 
Boston Planning & Development 
Agency  

Room 910 
Boston City Hall 
One City Hall Square 
Boston, MA 02201  

 

Submitted by: 
 

POWER HOUSE PARTNERS 
 

With 
 
Conroy Development Company 
Bruner/Cott Architects 
Lee Kennedy Co. Inc. 
Dain, Torpy, Le Ray, Wiest & Garner, 
P.C.  
 
January 22, 2020	
 



January 22, 2020 

Teresa Polhemus  
Executive Director/Secretary 
Boston Planning & Development Agency  
Room 910 
Boston City Hall 
One City Hall Square 
Boston, MA 02201  
 
Dear Secretary Polhemus: 

Power House Partners are pleased to submit this Proposal in response to the Request 
for Proposals, Building 108 issued by the Boston Planning and Development Agency.  
Power House Partners has brought together a diverse group of individuals and 
companies who have participated, directly and indirectly, in many of the 
redevelopment projects in the Navy Yard over the last 30+ years. 

After careful review of the different redevelopment options, Power House Partners is 
proposing an overall redevelopment program of approximately 65,000 GSF of new 
construction substantially complying with the underlying zoning, design guidelines, 
and other plans.  The ground floor activation program includes a restaurant space as 
well as space for a grocery store, uses that are needed and desired in Navy Yard.   The 
remaining space on the ground floor and upper levels are dedicated to R&D and Lab 
space use. 

Power House Partners’ proposal is heavily influenced by the presence of the existing 
uses in the Navy Yard, including Partner’s Healthcare and Spaulding Rehabilitation 
Hospital.  The projected strong market demand for R&D and Lab space, in close 
proximity to the finest healthcare institutions in the world, strongly supports our 
proposed redevelopment use and program for the site. 

We are excited for the redevelopment of this important project and look forward to 
working with the BPDA on this endeavor.  Please do not hesitate to contact me at 
617.780.7804 with any questions. 

Sincerely,   

 

Geoffrey S. Lewis   
Managing Partner 
Power House Partners 
  



Introduction 
Power House Partners is a to-be-created entity assembled to design, permit, finance, 
and construct a 65,000 SF building (the “Project”) on the Building 108 site (the “Site”) 
in the Charlestown Navy Yard.  The assembled team consists of the development 
partners, architects, construction managers, attorneys, and others to be added as 
needed (the “Team”).   

The redevelopment of Building 108 presents unique challenges including 
environmental contamination, stringent historic and design requirements, and a non-
traditional ownership structure that require a creative approach to ensure success.  At 
the same time, this is the final BPDA-owned site in the Historic Monument Area to be 
designated for redevelopment, highlighting the importance of the successful 
redevelopment of Building 108 for the surrounding area.  The assembled team has 
extensive experience developing parcels the Navy Yard and is very familiar with the 
regulatory environment regarding the HMA Design Guidelines, Program of 
Preservation and Utilization, Urban Renewal, and of leasing publicly-held parcels. 



Development Concept 
The Team is proposing a 65,000 SF building with approximately 44,800 GSF of Lab and 
R&D space, 15,000 RSF of retail space to include a grocery store and restaurant uses, 
and associated building service uses.     

• The 27,800 GSF ground floor will include the retail space and approximately 
7,000 GSF of Lab and R&D space.   

• The second floor is entirely devoted to 27,800 GSF of Lab and R&D space.   
• The third and fourth floors are smaller (5,000 GSF) floors, containing additional 

Lab and R&D space.   

The site contamination and proposed final condition of the site makes below-grade 
parking infeasible.  Providing above-grade parking was evaluated but the Team 
believes that the provision of retail space and the activation that it brings is more 
important to the development program than parking.  Therefore, no parking is 
included in this Proposal.  However, the project is eligible to utilize the Building 199 
garage once completed.  The Team will work with the BPDA and the leaseholder of 
Building 199 to secure parking upon Tentative Designation.   

The Team is proposing a mid-sized grocery store of approximately 7,300 square feet 
designed to serve the everyday needs of the residents of the Navy Yard and the 
neighborhood beyond.  While the Team has not yet secured a grocer for the space, 
Team members have had discussions with several potential tenants and remain 
confident that a user can be secured by completion of the Article 80 process.  
Similarly, the project has room for a 7,900 SF restaurant that has not been finalized at 
this time.  The restaurant will have outdoor seating in the quiet sheltered area 
between the redeveloped Building 108 and the Ropewalk, building upon the improved 
landscaping and activation.  During the permitting and design phase, the Team will 
work to identify users and tenants of the ground floor uses and can adjust the GFA of 
each within the proposed footprint.   

The stated objectives of this RFP are: 

• to promote residential and commercial activities compatible with the 
Waterfront;  

• to promote balanced growth along Boston's shoreline; and 
• to promote uses which integrate uses, activities, and physical connections 

between the harbor and its surrounding neighborhoods.  

The development team is prepared to meet each of these objectives. 

Promote residential and commercial activities compatible with the Waterfront 

Because of the uncertain soil conditions that will remain after the existing structure is 
removed and the potential that the “premises may carry an Activity and Use 



Limitation (“AUL”) restricting certain uses as a result of contaminants that are not able 
to be fully remediated,” the Team decided to propose a Commercial/Lab/R&D 
development instead of a residential project.  Additionally, the shape of the site 
accommodates a commercial building more efficiently than a residential building.  
While not a water dependent use, the proposed use is compatible with the 
Waterfront location and is complementary of existing uses nearby.   

The Proposed Uses (Lab/R&D; grocery store; and restaurant) are each permitted as of 
right under Article 42B of The Boston Zoning Code (the “Code”) although we would 
require a Minor Modification to the Charlestown Urban Renewal Plan.      

Promote balanced growth along Boston's shoreline 

The Charlestown community has seen significant residential development completed 
and proposed over the past decade.  This housing is needed to meet the growing and 
unmet demand for housing in Boston and the region, and to meet of Housing Boston 
2030’s goal of 69,000 new housing units by 2030.  Nevertheless, the Team is confident 
that Commercial/Lab/R&D development is the best use of the site for the reasons 
mentioned above.  When making this decision, the Team took into account recent and 
nearby residential development such as Navy Yard 33, the Starboard at 45 First 
Avenue, and the Ropewalk; in addition to several recent developments and proposed 
projects in the Charlestown neighborhood.  Most significantly, the opportunity to 
acquire Building 107 from the National Park Service (“NPS”) creates the opportunity 
for additional residential development to balance the commercial growth created by 
Building 108.   

The RFP notes the potential for the NPS to seek redevelopment proposals and dispose 
of Building 107.  The Team believes this building is ideally suited for residential 
development due to its shape and dimensions, layout, fenestration, and location 
within the Navy Yard.  The Team will continue to monitor the disposition status of 
Building 107 and will respond to any and all Requests for Proposals on that property.  
The Team has significant experience with adaptive re-use projects, including Building 
33 in the Navy Yard and Frankfort Gove in East Boston.  Please note that the successful 
redevelopment of Building 108 does not depend upon the redevelopment of Building 
107 by this Team or any other.   

In the meantime, the Team’s design for Building 108 seamlessly accounts for the 
Building 107/Building 108 connector and does not adversely impact any future 
redevelopment schemes of Building 107.   

The proposed grocery store and restaurant uses will fill a void in the Navy Yard.  As the 
residential and working population of the NAVY YARD continues to grow, amenities 
such as a small grocers and local restaurants become even more crucial to the quality 
of life in the neighborhood.   



Promote uses which integrate uses, activities, and physical connections between the 
harbor and its surrounding neighborhoods 

The existing Building 108 has been a barrier and eyesore for decades, so even the 
clearing of the site will create new connections within the Navy Yard.  The Team 
assembled for this project is extremely excited about the opportunities that the 
Proposed Project brings to this corner of the Navy Yard. 

The project design will complement the Ropewalk’s landscaping, especially the 
Flirtation Walk and will provide a place for the Ropewalk’s trash and recycling within 
the retail back of house space as required in the RFP.  The redevelopment of Building 
108 will link the newly opened Ropewalk to the remainder of the Navy Yard and the 
waterfront by removing the fencing and creating a welcoming pedestrian path in its 
place.   

The Proposed Uses are building upon the burgeoning life sciences cluster in the Navy 
Yard anchored by Partners Healthcare and affiliated entities.  As this cluster continues 
to grow in the region, demand for this space in the Navy Yard will remain strong as a 
secondary market to the Seaport and Kendall Square.   

In short, the Team worked diligently to design a project that builds upon the existing 
and thriving Commercial/Lab/R&D uses in the Navy Yard, offers amenities to the 
growing residential population, and replaces a hazardous barrier with an open and 
inviting project for all to enjoy.  



Technical Approach 
The Team recognizes the robust regulatory and community process required for the 
successful completion of the project and realization of the stated goals of the RFP.  
However, this response was prepared to comply as fully as possible with the Articles 
42B and 42F of the Boston Zoning Code, the Historic Monument Area Design 
Guidelines, Secretary’s Standards, the Municipal Harbor Plan and associated 
Waterfront Activation Plan, and the Program for Preservation and Utilization.  If in the 
opinion of the community and the BPDA, a more beneficial project can be developed 
with modifications to the governing regulations, the Team will work to seek such 
modifications with appropriate support.   

The Team is prepared to begin work immediately upon the awarding of Tentative 
Designation by the BPDA.  A Letter of Intent (“LOI”) to begin the Article 80 process will 
be filed within 120 days of Tentative Designation and an Expanded Project Notification 
Form (“EPNF”) will follow approximately 30 to 60 days after the filing of the LOI.  The 
Team expects the Article 80 process to take 6 to 9 months.  Other regulatory 
approvals are expected to be completed concurrently with Article 80.  The issuance of 
a Building Permit and Final Designation can occur within 24 months of Tentative 
Designation.   

The Team will work diligently to successfully complete all entitlements for this project, 
but delays to the demolition and remediation of the site and any resulting uncertainty 
regarding the final condition of the site can delay permitting, financing, leasing, and 
ultimately the Final Designation and construction of the Project.  Due to the 
uncertainties surrounding the remediation, the possibilities of an Activity and Use 
Limitation (“AUL”), and final condition of the site, the Team will not be able to begin 
Design Development until these are known.  Therefore, the Team is showing 
commencement of Design Development to begin upon completion of demolition in 
April of 2021.  Similarly, any unanticipated requirements imposed by the 
Massachusetts Historical Commission resulting from the demolition may also affect 
budget and schedule. 

For these reasons, the Team believes that the requirements for Final Designation as 
outlined in the RFP cannot be achieved within nine months as specified in the RFP.      

The attached schedule and below narrative provides more detail and milestones on 
what the team believes is an achievable schedule. 

The Team will begin assembling the remaining team members upon Tentative 
Designation by the BPDA on April 1, 2020.  Key consultants to add to the development 
team include geo-technical and environmental consultants, parking and traffic 
consultants, civil engineers, and LEED consultants.  Once all needed consultants are 
fully in place and under contract, the Team will advance the design to a point 
sufficient for pre-file meetings with the BPDA and other officials, City/State agencies, 
and community members as needed.   



Power House Partners
Building 108 proposed schedule

Task Duration (d) Start End
Tentative Designation 0 4/1/20 4/1/20
Assemble remaining team members 28 4/1/20 4/29/20
Preliminary Outreach/Pre-file meetings 28 4/29/20 5/27/20
File LOI with BPDA 0 6/13/20 6/13/20
Establish IAG 30 6/13/20 7/13/20
Prepare SD permitting drawings 90 4/29/20 7/28/20
Prepare EPNF 90 4/29/20 7/28/20
File EPNF and ENF (if ENF needed) 0 7/28/20 7/28/20
Article 80 Community Process 180 7/28/20 1/24/21
Other regulatory processes (inc. Minor Mod, C. 91, NPS, COB, MEPA) 180 7/28/20 1/24/21
Negotiation of Ground Lease/Term sheet 90 10/26/20 1/24/21
Demolition and Remediation 365 4/1/20 4/1/21
Issuance of Scoping Determination WFR 0 1/24/21 1/24/21
Design Development/Design Review 120 4/1/21 7/30/21
CD prep 90 7/30/21 10/28/21
Submit for Building Permit 0 10/28/21 10/28/21
Building Permit Review 60 10/28/21 12/27/21
Issuance of Building Permit 0 12/27/21 12/27/21
Final Designation 0 12/27/21 12/27/21
Execution of Ground Lease 0 12/27/21 12/27/21
Closing of financing 0 12/27/21 12/27/21
Construction 730 12/27/21 12/27/23



The Team intends to prepare an Expanded Project Notification Form (“EPNF”) for the 
Proposed Project and will begin the preparation of this immediately upon team 
assembly.  The filing of a Letter of Intent in mid-June 2020 will begin the Article 80 
process with an anticipated filing of the EPNF by end of July 2020.   The team 
anticipates that the Article 80 process will take six months to account for any delays 
associated with the Navy Yard regulations and/or contingencies arising from the 
remediation and demolition of the existing structure.  The Team will seek a Scoping 
Determination Waiving Further Review with an anticipated BPDA approval in January 
2021.   

Below are the expected approvals and permits needed to successfully bring this 
Project to completion. 

AGENCY NAME  PERMIT/APPROVAL 
FEDERAL  
Advisory Council on Historic Preservation Section 106 permit (to the Massachusetts 

Historic Commission) 
National Park Service Amendment of Design Guidelines (if 

required) 
US Environmental Protection Agency NPDES permit 
STATE  
MWRA Sewer Use Discharge Permit 

Construction Dewatering Permit (if needed) 
Massachusetts Historic Commission Section 106 permit 
MEPA MEPA approval (if needed) 
LOCAL  
BPDA Article 80B Large Project Review  

Zoning Variances Recommendations (if 
needed)  
Certification of Compliance with HMA design 
guidelines  
Ground Lease 
Minor Modification to the Charlestown 
Urban Renewal Plan 

BCDC Review and Approval of Design 
BWSC Sewer Use Discharge Permit 

Site Plan Approval 
Connection Permits 
Stormwater connection permits 

Inspectional Services Building and Occupancy permits 
Boston Public Improvement Commission Street and Sidewalk Occupancy permits (if 

needed) 
Specific Repair Plans (if needed) 

Zoning Board of Appeals Variance approvals (if needed) 
BTD TAPA 

CMP 
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Upon issuance of the Scoping Determination, the Team will begin Design 
Development, secure financing and leasing commitments, and continue to work 
closely with the BPDA on the progress and status of the demolition of the existing 
structure.  If necessary, Design Development will be paused or delayed to account for 
changes in the BPDA’s remediation, demolition, and/or final conditions of the site. 

During this time, the Team will work closely with the BPDA, City of Boston, and the 
National Park Service to gain clarity on the disposition of Building 107.   

Upon completion of demolition, the team will complete the DD drawings and begin 
preparing the CD set in anticipation of Final Designation, filing for a building permit, 
and closing of financing.  At this time, the Team is anticipating a 24 month 
construction period.  Depending upon the final conditions of the site following 
demolition, any remaining site work to be completed by the Redeveloper, or 
unanticipated findings, the actual duration may be shorter or longer.   

The Project is expected to create approximately 150 construction jobs, exclusive of the 
jobs created by the remediation and demolition of the Site.  Once completed, the 
Project can be expected to provide for 100 to 125 jobs associated with the R&D/Lab 
space, 30 jobs in the grocery store, and 30 jobs in the restaurant.   

The Team is prepared to begin the permitting process immediately upon Tentative 
Designation.  The assembled team has extensive experience permitting and 
developing projects in the Navy Yard, creating successful projects on ground-leased 
sites, and navigating the multiple layers of approvals within the Historic Monument 
Area.   



Development Team 
Power House Partners is a partnership between Geoffrey S. Lewis and Louis Cabral, VP 
of Project Development and Conroy Development Corp.  that will be created to 
acquire, permit, design, and construct the proposed project.   

Geoffrey S. Lewis 

Mr. Lewis will be a managing partner of Power House Partners.  Mr. Lewis has over 20 
years of real estate development experience with significant experience managing the 
permitting process of high profile projects and initiatives throughout the city of Boston 
and the region.  During his 15 years at the Boston Redevelopment Authority, Geoff 
was primary point person and Project Manager for the development in the 
Charlestown Navy Yard. 

Conroy Development Corp. 
Lou Cabral, VP Project Development 
Conroy Development is a full service commercial real estate and investment company.  
Founded in 1982 by Terry Conroy Sr., the firm has a significant track record with over 6 
million square feet of development and investment properties in the Greater Boston 
area.  Between 1984 and 1991, Conroy redeveloped five historic buildings in the 
Charlestown Navy Yard including; converting Buildings 79 and 96 into 50,000 square 
feet of office\Lab space, the Captain’s Quarters was transformed into 24,000 square 
feet of office space as was the 6,000 square feet in Building P.  More recently, the firm 
completed the successful rehabilitation and conversion of Building 33, into forty-seven 
(47) residential apartment units. 

Lou Cabral, VP for Project Development for the firm, will be involved in assisting with 
all aspects of the Power House Partners and their proposal.  Mr. Cabral has a wealth of 
experience and knowledge with real estate matters in the Navy Yard, having 
previously managed Masssport’s extensive real estate portfolio holdings in the Navy 
Yard.  Mr. Cabral’s experience and involvement also included providing assistance in 
the development of the BRA’s “Waterfront Activation Network Plan for the 
Charlestown Navy Yard,” in 2007.  

Bruner\Cott, Architects 
Jason Forney, Partner 
Bruner/Cott was founded 47 years ago with a commitment to design excellence and 
the belief that thoughtful architecture and planning can make a positive difference in 
the quality of life, shared sense of purpose, and vitality of a community. The firm is a 
35-person firm comprised of 17 licensed architects including 6 Principals, 7 Associates, 
architectural and design staff members, and support staff, located in Boston, 
Massachusetts. The leadership team brings a broad, integrated perspective to design, 
giving depth to each of our practice areas.  



The firm’s work has been recognized for award-winning design from preservation to 
adaptive reuse and new construction, with a focus on educational and cultural 
institutions. The firm is known for creativity in inventing new solutions to complex 
programs and as design leaders for historic renewal and contemporary design in the 
context of urban revitalization and institutional re-invention.  

 

Dain Torpy 

Don Wiest 

Michael Parker 

 

Lee Kennedy  



BRUNER/COTT
PORTFOLIO



Design Narrative 
The Team invested considerable effort and thought into ensuring that the proposed 
building added to the unique urban landscape that is the Charlestown Navy Yard.  The 
Project Site is located directly adjacent to the Ropewalk, arguably the most historically 
significant structure in the Navy Yard, and across the street from Building 150, a 
relatively recent addition designed to complement the historic buildings in the HMA.   
Special care was taken to have the design complement the existing structures, evoke 
the Site’s industrial and maritime past, and be a forward-looking building with 
sustainability in mind.   

As designed, the building is contained within the volume of the existing structure.  This 
volume allows for sufficient floor area, preserves the street wall and continuous 
façade along Third Avenue, and creates an interesting and sheltered courtyard 
between the Ropewalk and the rebuilt Building 108.  The Team has not prepared a 
shadow study for this response, but no significant new shadows are expected from 
this design.   

Materials are also in compliance with the guidelines and keeping with the historic 
setting.  Traditional brick with punched windows along the Third Avenue street wall 
continues the façade largely created by Building 107.  The connector remains as 
required and provides a smooth transition between the two buildings.  Along Ninth 
Street, the materials transition to contemporary metal panels recalling the existing 
structure and the nearby Chain Forge Building.  The tall windows with arched tops 
found throughout the Navy Yard are repeated here as well. 

The project will comply with Article 37 and will strive for at least LEED Gold.  The Team 
is addressing a major source of Greenhouse Gas emissions by not providing parking 
and encouraging tenants and visitors to take advantage of nearby bus and ferry 
routes.  To the extent that parking is required, the Building 199 garage is nearby.  

The lack of parking also eliminates garage entrances and/or at-grade parking, allowing 
an active ground floor, providing amenities to the residents and workers in the Navy 
Yard.   The design calls for the retail to be split between restaurant and grocery store 
space, but this space can further adjusted or sub-divided to meet market demand.  
The growing residential population in the Navy Yard and Charlestown is increasing 
demand for these amenities and services.   

The space between the Ropewalk and Building 108 is an opportunity for special 
activation and landscaping.  An outdoor patio can integrate into the improvements 
made by the redevelopment of the Ropewalk and can provide outdoor seating to be 
used by the restaurant(s), workers in the building, and Navy Yard residents.    

 


