
PODER:
POWER, 
PEOPLE 
AND THE 
DEVELOPMENT 
PROCESS 
FOR 
EAST BOSTON

Welcome! Come along with us as we explore how 
power and funding for building projects is distributed 
in Boston. This look into the development process 
might reveal opportunities for East Boston neighbors 
to advocate for the types of projects they’d like to 
see in their communities.



This pamphlet is one of four documents created by graduate students in the East Boston Site and Environmental Systems Practicum - Department of Urban Studies and Planning, 
MIT Spring 2021. These pamphlets can be read alone or together. They discuss East Boston’s power and decision making processes, offer storytelling as a way to understand East 
Boston’s past and future and propose new visions for Condor Street in Eagle Hill and Harbor View in the Belle Isle Marsh. 
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The Mayor holds a great 
deal of power. The Mayor 
is responsible for setting 
the city’s priorities, 
appointing individuals 
to lead each city agency, 
and proposing the city 
budget to City Council. 

In this way, the Mayor 
provides leadership and 
direction for the city’s 
operations and has a 
powerful influence on 
how and where city funds 
are spent.

key

The City Council is a legislative 
body that balances control of the 
city’s operations with the Mayor’s 
office.

It is made up of nine district 
seats—every district in the city 
is represented in one of these 
seats—and four at-large seats 
that are not bound to any specific 
district. Each City Council member 
is elected every two years.

The City Council has significant 
responsibility. They approve 
the city’s budget, oversee city 
agencies, review legislative 
proposals, and make decisions 
about how land in the city is used.

Chief of 
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Every city and town in the United States has its 
own system of government. The City of Boston 
uses a strong-mayor-council system, where the 
Mayor has a lot of decision-making power and 
the City Council balances that power by sharing 
control of the city’s operations and representing 
each district.

Find out more about the 
many community-based 
organizations advocating 
for East Bostonians in 
the companion toolkit, 
HISTORIAS

Boston City Council



PC: East Boston Times

We acknowledge Indigenous Peoples as the traditional stewards of the land, and the enduring relationship that exists between them and their traditional territories. 
The land of East Boston and the land on which this project was produced is the traditional unceded territory of the Wampanoag Nation and Massachusett Peoples. 
We acknowledge the painful history of genocide and forced occupation of these territories, as well as the ongoing processes of colonialism and dispossession in which 
we and our institution are implicated. 

Beyond the stolen territory which we physically occupy, MIT has long profited from the sale of federal lands granted by the Morrill Act, territories stolen from 82 
Tribes including the Greater and Little Osage, Chippewa, and Omaha Peoples. As we honor and respect the many diverse Indigenous peoples connected to this land 
from time immemorial, we attempt to deconstruct Western knowledge and ways of doing urban planning by drawing from Indigenous and Black planners. 
- Adapted from MIT 11.S938 Indigenous Environmental Planning course.

LOCAL AUTHORITY AND POWER IN 
EAST BOSTON

WHERE DOES 
BOSTON’S MONEY 
COME FROM?
Boston provides essential services to its residents, and is 
responsible for planning, constructing and maintaining 
the physical resources within the city.

However, there are many ways to fund projects that do not require the city 
to use its existing revenue sources. State or federal agencies often provide 
funding and financing for a project if certain groups, such as community 
groups, non-profits, and city governments, apply for it. Sometimes the 
private sector, which includes nonprofits and private companies, helps 
finance projects.

THERE ARE MANY ORGANIZATIONS 
AND INSTITUTIONS WHO CAN 

LEND OR GIVE MONEY TO FUND A 
PROJECT IN EAST BOSTON!  

Revenue from taxes each year isn’t enough to fund entire 
projects. The City seeks financing for projects through the 
leveraging of bonds. This means the city takes out a loan 
to build a project it cannot pay for on its own and pays 
the loan back with tax revenue or revenue generated by 
the project. Bonds account for around 68% of all funding 
for large projects or developments. The rest of the funds 
typically come from federal and state grants.

Boston relies on multiple sources of revenue to fund 
the services it provides as well as infrastructure within 
its city. The majority of revenue comes from property 
taxes (72.7%), and the rest comes from other revenue 
streams, such as grants from the Commonwealth of 
Massachusetts, or taxes, such as excise taxes.

WHEN THE CITY WANTS 
TO CREATE A LARGE 

INFRASTRUCTURE OR CAPITAL 
PROJECT, LIKE A NEW BRIDGE 
OR PARK, IT NEEDS TO FIND 

WAYS TO FUND THAT PROJECT. 

Boston General Revenue Sources

$2,671,800
$475,800

$292,800

$146,400
$90,000

(in thousands, for the FY22 recommended budget)

Property
Taxes

State
Aid

Departmental Excise Nonrecurring
Revenue



IN EAST BOSTON, SEVERAL AGENCIES HAVE 
OVERLAPPING JURISDICTION

Many agencies at the local and state level have particular regulations for different parts of East Boston. 
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Logan Airport
Downtown 
Boston
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Eagle Hill

Transportation Agencies

Massport
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MBTA

Boston Ownership

City of Boston

Boston Planning & Dev. Agency

Boston Housing Authority

Massachussetts Ownership

Department of Public Utilities

Department of Conservation 
& Recreation

Allowable Land Uses

Residential

Industrial

Commercial

Other/Exempt

Mixed Use Developments

Coastal Zone Management



FUNDING SOURCES FOR EASTIE DEVELOPMENT LOCAL, STATE AND FEDERAL 

Check out these 
funding strategies 
for projects that 
involve flood 
mitigation

Find out about 
funding green 
infrastructure 
here:

Name Organization Type $$$$ Description

Urban and Community Forestry 
Program Dept. of Ag Federal 50% Total Cost urban green space

Community Action for a Renewed 
Environment Grant EPA Federal $90,000-$250,000 environmental health, public health, community organizing

Brownfields Assessment and Cleanup 
Cooperative Agreements EPA Federal Up to $300,000 environmental remediation

Building Blocks for Sustainable 
Communities Program EPA Federal Varies urban green space, storm water, green infrastructure

Greening America's Communities 
Program EPA Federal Technical Assistance 

Only green infrastructure, environmental health, public health

Building Resilient Infrastructure and 
Communities Grant FEMA Federal Up to $50,000,000 hazard mitigation

Community Based Restoration 
Program NOAA Federal $75,000 to $3,000,000 environmental remediation

National Estuary Program Coastal 
Watersheds Grant EPA Federal Up to $250,000 hazard mitigation

Kresge Environment Program Kresge Foundation Private $130,000,000 storm water, hazard mitigation

Cornell Douglas Foundation Grants Cornell Douglass 
Foundation Private $10,000 environmental remediation

Wells Fargo Clean Technology and 
Innovation Grants Program Wells Fargo Private $50,000-$200,000 water quality, storm water management, beach fronts

Surdna Foundation - Private $50,000-$1,000,000 storm water, hazard mitigation

James E Dutton Foundation - Private $25,000 environmental remediation, green infrastructure

Resilient Communities Grant Program Wells Fargo Private up to $1,200,000 green infrastructure, outreach, education, community 
organizing

Community Preservation Act Mass State Varies urban design, urban green spaces

Massachusetts Storm-Smart Coasts Mass State 75% Total Costs storm water, hazard mitigation, environmental remediation

Coastal Resilience Grant Program EEA State $3,000,000 storm water, hazard mitigation

Coastal Pollutant Remediation EEA State $175,000 environmental remediation

Mass Land and Water Conservation 
Fund Grant Program Land and Rec State $1,750,000 green infrastructure, environmental health, public health

Conservation Partnership Grant 
Program Land and Rec State up to $10,000,000 environmental remediation

Parkland Acquisitions and Renovations 
for Communities Land and Rec State Varies urban green space

Municipal Vulnerability Preparedness 
Action Program

EEA State   Varies urban green space

Massachusetts Statewide Water 
Management Act Grant

DEP State   $150,000  water management infrastructure

Find out more about how the 
development process and funding 
streams may support or pose 
challenges to community-based 
planning on East Boston’s Belle 
Isle Marsh in the companion 
toolkit, CRITTERS AND MAPS 
ALONG THE EDGE

Find out more about how the 
development process and funding 
streams may support or pose 
challenges to community-based 
planning on Condor Street in 
the Eagle Hill neighborhood in 
the companion toolkit, LATINO 
FUTURES FOR CONDOR 
STREET
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PODER:
POWER, 
PEOPLE 
AND THE 
DEVELOPMENT 
PROCESS 
FOR 
EAST BOSTON

Welcome! Come along with us as we explore how 
power and funding for building projects is distributed 
in Boston. This look into the development process 
might reveal opportunities for East Boston neighbors 
to advocate for the types of projects they’d like to 
see in their communities.

This pamphlet is one of four documents created by graduate students in the East Boston Site and Environmental Systems Practicum - Department of Urban Studies and Planning, 
MIT Spring 2021. These pamphlets can be read alone or together. They discuss East Boston’s power and decision making processes, offer storytelling as a way to understand East 
Boston’s past and future and propose new visions for Condor Street in Eagle Hill and Harbor View in the Belle Isle Marsh. 

We acknowledge Indigenous Peoples as the traditional stewards of the land, and the enduring relationship that exists between them and their traditional territories. 
The land of East Boston and the land on which this project was produced is the traditional unceded territory of the Wampanoag Nation and Massachusett Peoples. 
We acknowledge the painful history of genocide and forced occupation of these territories, as well as the ongoing processes of colonialism and dispossession in which 
we and our institution are implicated. 

Beyond the stolen territory which we physically occupy, MIT has long profited from the sale of federal lands granted by the Morrill Act, territories stolen from 82 
Tribes including the Greater and Little Osage, Chippewa, and Omaha Peoples. As we honor and respect the many diverse Indigenous peoples connected to this land 
from time immemorial, we attempt to deconstruct Western knowledge and ways of doing urban planning by drawing from Indigenous and Black planners. 
- Adapted from MIT 11.S938 Indigenous Environmental Planning course.

IN EAST BOSTON, SEVERAL AGENCIES HAVE 
OVERLAPPING JURISDICTION

LOCAL AUTHORITY AND POWER IN 
EAST BOSTON

WHERE DOES 
BOSTON’S MONEY 
COME FROM?

FUNDING SOURCES FOR EASTIE DEVELOPMENT LOCAL, STATE AND FEDERAL 

Check out these 
funding strategies 
for projects that 
involve flood 
mitigation

Find out about 
funding green 
infrastructure 
here:

Many agencies at the local and state level have particular regulations for different parts of East Boston. 

POLITICAL AUTHORITY IN BOSTON
Name Organization Type $$$$ Description
Urban and Community Forestry 
Program Dept. of Ag Federal 50% Total Cost urban green space

Community Action for a Renewed 
Environment Grant EPA Federal $90,000-$250,000 environmental health, public health, community organizing

Brownfields Assessment and Cleanup 
Cooperative Agreements EPA Federal Up to $300,000 environmental remediation

Building Blocks for Sustainable 
Communities Program EPA Federal Varies urban green space, storm water, green infrastructure

Greening America's Communities 
Program EPA Federal Technical Assistance 

Only green infrastructure, environmental health, public health

Building Resilient Infrastructure and 
Communities Grant FEMA Federal Up to $50,000,000 hazard mitigation

Community Based Restoration 
Program NOAA Federal $75,000 to $3,000,000 environmental remediation

National Estuary Program Coastal 
Watersheds Grant EPA Federal Up to $250,000 hazard mitigation

Kresge Environment Program Kresge Foundation Private $130,000,000 storm water, hazard mitigation

Cornell Douglas Foundation Grants Cornell Douglass 
Foundation Private $10,000 environmental remediation

Wells Fargo Clean Technology and 
Innovation Grants Program Wells Fargo Private $50,000-$200,000 water quality, storm water management, beach fronts

Surdna Foundation - Private $50,000-$1,000,000 storm water, hazard mitigation
James E Dutton Foundation - Private $25,000 environmental remediation, green infrastructure

Resilient Communities Grant Program Wells Fargo Private up to $1,200,000 green infrastructure, outreach, education, community 
organizing

Community Preservation Act Mass State Varies urban design, urban green spaces
Massachusetts Storm-Smart Coasts Mass State 75% Total Costs storm water, hazard mitigation, environmental remediation

Coastal Resilience Grant Program EEA State $3,000,000 storm water, hazard mitigation

Coastal Pollutant Remediation EEA State $175,000 environmental remediation
Mass Land and Water Conservation 
Fund Grant Program Land and Rec State $1,750,000 green infrastructure, environmental health, public health

Conservation Partnership Grant 
Program Land and Rec State up to $10,000,000 environmental remediation

Parkland Acquisitions and Renovations 
for Communities Land and Rec State Varies urban green space

Municipal Vulnerability Preparedness 
Action Program

EEA State   Varies urban green space

Massachusetts Statewide Water 
Management Act Grant

DEP State   $150,000  water management infrastructure

Boston provides essential services to its residents, and is 
responsible for planning, constructing and maintaining 
the physical resources within the city.

However, there are many ways to fund projects that do not require the city 
to use its existing revenue sources. State or federal agencies often provide 
funding and financing for a project if certain groups, such as community 
groups, non-profits, and city governments, apply for it. Sometimes the 
private sector, which includes nonprofits and private companies, helps 
finance projects.

THERE ARE MANY ORGANIZATIONS 
AND INSTITUTIONS WHO CAN 

LEND OR GIVE MONEY TO FUND A 
PROJECT IN EAST BOSTON!  

Mayor

Transportation

Public Works

Chief of 
Civic 

Engagement

Chief of
Environment, 

Energy and Open 
Spaces

Chief of 
Streets, 

Transportation and 
Sanitation

Chief of 
Housing

Chief of 
Economic 

Development

Environment Neighborhood 
Development

Parks and 
Recreation

Inspectional 
Services

Boston Housing 
Authority

Boston Water 
and Sewer

Neighborhood 
Services

Zoning Board 
of Appeals

Special 
Events

Boston 
Planning and 
Development 

Agency

The Mayor holds a great 
deal of power. The Mayor 
is responsible for setting 
the city’s priorities, 
appointing individuals 
to lead each city agency, 
and proposing the city 
budget to City Council. 

In this way, the Mayor 
provides leadership and 
direction for the city’s 
operations and has a 
powerful influence on 
how and where city funds 
are spent.

  key

The City Council is a legislative 
body that balances control of the 
city’s operations with the Mayor’s 
office.

It is made up of nine district 
seats—every district in the city 
is represented in one of these 
seats—and four at-large seats 
that are not bound to any 
specific district. Each City Council 
member is elected every two 
years.

The City Council has significant 
responsibility. They approve 
the city’s budget, oversee city 
agencies, review legislative 
proposals, and make decisions 
about how land in the city is used.

Chief of 
Staff

Chief 
Communications 

Officer

Public 
Information

Mayor’s Office

4 at-large9 from districts

Council 
President

Council
Members

Elected 
OfficialsDepartmentResources Appointed 

Officials
Independent 

Agency

Revenue from taxes each year isn’t enough to fund entire 
projects. The City seeks financing for projects through the 
leveraging of bonds. This means the city takes out a loan 
to build a project it cannot pay for on its own and pays 
the loan back with tax revenue or revenue generated by 
the project. Bonds account for around 68% of all funding 
for large projects or developments. The rest of the funds 
typically come from federal and state grants.

Boston relies on multiple sources of revenue to fund 
the services it provides as well as infrastructure within 
its city. The majority of revenue comes from property 
taxes (72.7%), and the rest comes from other revenue 
streams, such as grants from the Commonwealth of 
Massachusetts, or taxes, such as excise taxes.

WHEN THE CITY WANTS 
TO CREATE A LARGE 

INFRASTRUCTURE OR CAPITAL 
PROJECT, LIKE A NEW BRIDGE 
OR PARK, IT NEEDS TO FIND 

WAYS TO FUND THAT PROJECT. Every city and town in the United States has its 
own system of government. The City of Boston 
uses a strong-mayor-council system, where the 
Mayor has a lot of decision-making power and 
the City Council balances that power by sharing 
control of the city’s operations and representing 
each district.

Designated Port Areas

Logan Airport
Downtown 
Boston

Orient Heights

Eagle Hill

Coastal Zone Management

Transportation Agencies

Massport

MassDOT

MBTA

Boston Ownership

City of Boston

Boston Planning & Dev. Agency

Boston Housing Authority

Massachussetts Ownership

Department of Public Utilities

Department of Conservation 
& Recreation

Allowable Land Uses

Residential

Industrial

Commercial

Other/Exempt

Mixed Use Developments

Boston General Revenue Sources

$2,671,800
$475,800

$292,800

$146,400
$90,000

(in thousands, for the FY22 recommended budget)

Property
Taxes

State
Aid

Departmental Excise Nonrecurring
Revenue

Find out more about the 
many community-based 
organizations advocating 
for East Bostonians in 
the companion toolkit, 
HISTORIAS

Find out more about how the 
development process and funding 
streams may support or pose 
challenges to community-based 
planning on East Boston’s Belle 
Isle Marsh in the companion 
toolkit, CRITTERS AND MAPS 
ALONG THE EDGE

Find out more about how the 
development process and funding 
streams may support or pose 
challenges to community-based 
planning on Condor Street in 
the Eagle Hill neighborhood in 
the companion toolkit, LATINO 
FUTURES FOR CONDOR 
STREET

Boston City Council
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BPDA
The Boston Planning and Development 
Agency engages in community-based 
neighborhood planning. The BPDA 
Board is the official agency body with 
five members who vote on all final 
determinations and agreements at the 
agency.

Massport
An independent public authority which 
owns, controls, operates, and manages 
Boston Logan International Airport, 
and various industrial, commercial, and 
residential properties located mainly in 
East Boston.

DCR 
The Department of Conservation 
& Recreation (DCR) manages over 
450,000 acres of state parks throughout 
Massachusetts. The DCR Parks include 
Constitution Beach and the Belle Isle 
Marsh Reservation.

CZM
The Massachusetts Office of Coastal 
Zone Management aims to balance 
the impacts of human activity with 
the protection of coastal and marine 
resources. CZM works with other 
federal, state and local agencies and 
organizations to promote sound coastal 
management.

File a Letter of Intent (LOI) with the BPDA and 
a project manager is assigned to the site

DPA Zones
East Boston Designated Port Area is a 
geographic boundary designated by 
the CZM that promotes and protects 
marine industrial activities.

BZC
The Boston Zoning Commission 
maintains and updates Boston’s zoning 
code, meeting regularly to adopt map 
and text changes to the Code.

ZBA
The Zoning Board of Appeal, under 
the BPDA, reviews appeal applications. 
They help builders plan projects 
and stay within zoning codes. When 
reviewing an appeal application, they’ll 
make recommendations to the Zoning 
Board on what to do.

MassDOT
Massachusetts Department of 
Transportation oversees roads, public 
transit, aeronautics, and transportation 
licensing and registration in the 
Commonwealth of Massachusetts.

ISD
The Inspectional Services Department 
administers and enforces building and 
zoning code mandated by the City and 
State governments, issuing building 
permits.

MBTA
Massachusetts Bay Transportation 
Authority is the public agency 
responsible for operating most public 
transportation services in Greater 
Boston and is a division of MassDOT.

if Privately Owned

if Publicly Owned

Set up a ‘pre-filing meeting’ with BPDA to determine submission 
protocols

   BPDA reviews project plan for impacts to: 
• Transportation
• Environmental protection (wind, shadow, noise, air quality, etc.)
• LEED compliance
• Urban design
• Historic resources
• Infrastructure systems
• Language access
• Fair Housing 
• Zoning variance and changes necessary

BPDA convenes an Impact Advisory Group (IAG) composed of 
residents, businesses, and community organizations to advise on 

project impacts and hosts public meetings to get stakeholder 
involvement in the review of the project.

Submit any of these documents with information required by BPDA for review:
• Project Notification Form (PNF)
• Draft Project Impact Report (DPIR)
• Final Project Impact Report (FPIR) (uncommon)

Community 
Review Period

Review Article 80 and determine if the site will trigger 
one of these review procedures:

• Large Project Review
• Institutional Master Plan Review
• Planned Development Area Review (PDA)

• Small Project Review
      (most likely)

BPDA reviews project plan, Project 
Notification Form (PNF), Draft Project Impact 
Report (DPIR) and Final Project Impact Report 

(FPIR) (if required)

Impact Advisory 
Group (IAG)

Community 
Meetings 

Public Comment Period
(length varies by phase 

and project type)

BPDA Board Public 
Hearing

Who owns the site? 

You’re ready to build your project!

HOW LONG WILL 
THIS TAKE?

For the site, identify:
• Land Use 
• Zoning and regulatory jurisdiction
• Planned Development Areas 
• Boston neighborhood or city-wide plans
• Tax history, assessed value of building and land

For a development plan under 5 acres, the 
public process takes roughly one year to get 
to the BPDA Board. After the BPDA Board, the 
final review at the Zoning Commission usually 
happens within a month or two. After the 
Zoning Commission’s review, the subsequent 
steps take another few months. If the site also 
needs approval from any state level agencies, 
add another month.

For a development master plan (over 5 acres), 
there will typically be one and a half or two 
years of public process before it gets to the 
BPDA Board. The rest of the approvals are the 
same as above.

QR Codes Link to Websites With 
More Info

     

        

• Get agreement from property owner to engage in development or enter into a 
Memorandum or Agreement or Memorandum of Understanding

• Identify funding source for the site plan and development 
• Go to a local foundation for a planning study
• Fundraise or apply for grants to fund planning study
• Work with a design firm to generate proposal
• Settle on a design proposal for the site

• The agency owning the land may elect to dispose of the land through a 
competitive disposition process in accordance with Chapter 30B 

• BPDA hosts a Request for Proposals (RFP) process to look for development 
partners and financing proposal

• Work with Dept. of Neighborhood Development, Massport or other 
agencies who may own land

CITY OF BOSTON DEVELOPMENT REVIEW PROCESS: 
FOR EAST BOSTON PROJECTS

ISD issues Building 
Permit

Repeat for 
all proposed 

buildings

City agencies affected also review plans, including 
Transportation Dept., Public Works Dept., Environment 

Dept., Conservation Commission (if project is on 
wetlands), etc.

Set up a community 
planning process with formal 

submittals to the Parks 
Dept., Public Works Dept., 
and other city departments

Once funding and site 
control is in place, the 

proponent prepares the 
proposal

BPDA approval finalizes zoning variances and changes necessary. If the project requires a 
variance, apply for zoning relief from the ZBA after getting approval from the BPDA Board. 
Proposal then goes to a Zoning Board of Appeal Public Hearing. If site is within a Planned 

Development Area, Zoning Commission must also approve.

Use 
QR

Are new buildings 
proposed?

Are there historical 
landmarks that will be 

removed?

Is this site located within 
the jurisdiction of any state 

level agency?

Does the site lie within a 
Planned Development Area?

Are any buildings going to 
be demolished? 

Contact Inspectional 
Services Department 

(ISD)

Seek approval from:
Boston Zoning Commission 
Public Hearing and Boston 

Zoning Commission for zoning 
changes

Submit approved plan to any of the following state agencies that also have 
jurisdiction over the site: 

• Massport
• MassDOT
• MBTA
• Mass Department of Conservation & Recreation (DCR) 
• Designated Port Area (DPA), Coastal Zone Management (CZM), 

under the Mass Office of the Environment
• *Note: it is wise to engage these public agencies early in the 

process
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Yes, engage in 
Article 80 review 

process

Yes, pursue Article 85 
demo delay process
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Zoning Regulations 
and Planned 

Development Areas

Boston Neighborhood 
or City-Wide Plans

Boston Article 80 
Development

Regulations

Small, Large, Institutional
Master Plan Planned
Development Areas

Confused about an 
acronym? Look it up 
in the BPDA glossary

The Players

Boston 
Civic Design 
Commission 

Approval

Receive 
Certificates of 

Consistency and 
Compliance

BPDA 
Board does 

(or does not) 
Approve

Approvals

Article 80 Review Process
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