NEW ENGLAND
75 Park Plaza DEVELOPMENT

Boston, Massachusetts 02116
T 617.965.8700 F 617.243.7085
NEDevelopment.com

March 5, 2021
VIA E-MAIL AND HAND DELIVERY

Chair Catherine Preston Connolly

and Members of the Cambridge Planning Board
344 Broadway

Cambridge, MA 02139
sjoseph@cambrigema.gov

Re: CambridgeSide 2.0 Project — 60 First Street Building Design Review

Dear Chair Connolly:

We (on behalf of NW Cambridge Property Owner LLC, the owner of the 60 First Street building)
are pleased to submit the enclosed design review materials for the proposed redevelopment of the former
Sears building, also known as 60 First Street, located at the corner of First Street and Thorndike Way.
Construction of the 60 First Street building is to be completed as part of the Initial Phase of the
redevelopment of the CambridgeSide site in Cambridge, Massachusetts (the “Site”) into a premier mixed-
use development including a combination of residential, retail, office, laboratory and restaurant uses (the
“CambridgeSide 2.0 Project”), which was approved by the Planning Board in the Special Permit Decision
for PB #364 dated February 17, 2021 (the “Decision”). Consistent with the Decision, we propose a
renovation of the existing three-story retail building located on the 60 First Street site that will result in a 5-
story primarily office/laboratory building, with retail and lobby spaces on the ground floor as well as a new
pedestrian connection from First Street into the core mall.

Over the last two and a half years of the Site’s rezoning and special permit process, we have met
various times with City departments, including Community Development Department (CDD), Traffic
Parking & Transportation, the Department of Public Works and the Water Department, in order to inform
the design of the CambridgeSide 2.0 Project. Most recently, such meetings included informal meetings
with CDD urban design staff to review detailed aspects of the 60 First Street building, such as general
massing and facade articulation strategies. As demonstrated by the enclosed materials, we have
designed the 60 First Street building to be consistent with the CambridgeSide 2.0 Final Development
Plan, which is incorporated into the Decision. We have prepared the enclosed materials to be responsive
to the design-related comments received from CDD urban design staff and Planning Board members
during the special permit process.

In order to facilitate your review of the enclosed materials, we have included a response chart
that summarizes where each of the Condition 4 design review requirements are satisfied within the
enclosed narrative and graphic exhibits. As demonstrated by the attached chart, we have addressed the
various submittal and design review standards set forth in Condition 4 with respect to the design of the 60
First Street building.

At this time, we are also seeking design review approval of the other Initial Phase building, which
is to be located at 20 Cambridgeside Place and for which we are simultaneously submitting a complete
package of design review materials.

As detailed in the enclosed materials, the 60 First Street building has been designed to be
consistent with the Decision and complies with the applicable design review criteria set forth in Condition


mailto:sjoseph@cambrigema.gov

4 of the same. Accordingly, we respectfully request that the Planning Board schedule the 60 First Street
building design review for the Board’s earliest available meeting to review the same.

Thank you for your consideration of the enclosed design review materials. We look forward to
presenting to the City of Cambridge Planning Board.

Very truly yours,

Enclosures

4845-4521-2383, v. 1



60 First Street

Design Review — Condition Response Chart

The following chart identifies where within the enclosed package of materials each of the various Design
Review submittal requirements are satisfied, which requirements are set forth in Condition 4 of the PB
#364 Decision dated February 17, 2021.

proposed building with labels and descriptions of proposed

Condition Requirement Location within
Enclosed Package

4.a.i. A dimensional form describing the Gross Floor Area, building See Table 1.
height, setbacks, size of open space, and vehicular and bicycle
parking spaces, as well as cumulative dimensional information
for all development approved in this PUD, that has been
previously constructed or has received final design review
approval from the Planning Board.

4 a.ii. A description of all uses intended to be located within the new or | See Narrative,
renovated buildings. Project Summary

(page 1) and Ground
Floor Uses and
Activation (page 2)
and Exhibits 5-9.

4 a.iii. A Site Development Plan, revised as necessary, showing the See Exhibit 1.
proposed boundary lines for the subject building site and other
building sites within the PUD.

4.a.iv. A site plan (or plans) of the entire building site illustrating, in See Exhibits 4, 34-35
detail: and 44-48 and

Parking, Loading and

e Conceptual plans for all roadways or sidewalks adjacent | Circulation (page 49).

to the building site, including any planned changes

approved or to be approved in the future by City

departments.
e Circulation routes to, from and through the site for

pedestrians, bicyclists, passenger vehicles and service

or delivery vehicles.
e The locations of all access and egress points for

pedestrians, bicyclists, passenger vehicles and service

or delivery vehicles

4.a.v. Scaled and dimensioned floor plans of each level of the See Exhibits 5-9.
proposed building.

4.a.vi. A scaled and dimensioned roof plan, illustrating all features See Exhibits 10-12
proposed to be located on the roof including the arrangement of | and 38 and Narrative,
any rooftop mechanical systems and enclosures, and any Rooftop Penthouse
proposed lighting that will be visible from outside the building. (page 1).

4.a.vii. Scaled and dimensioned elevations of each side of the See Exhibits 13-28

and 31-32 and




exterior facade materials, which shall include any visible rooftop
mechanical equipment, screening devices, exterior vents,
lighting fixtures and other appurtenances, as well as focused
elevations of each of the ground floor facades.

Narrative, Building
Massing and Building
Character and
Materiality (page 1).

i. Technical Standards. Design elements on a building
site requiring technical review for compliance with
City requirements or standards, such as parking

4.a.viii. A signage plan showing the general locations and areas of all See Exhibit 37.
signage visible from the public way, including the general design
characteristics of any wayfinding signage intended to serve the
PUD as a whole.
4.a.ix. A plan showing the locations and describing the general Consistent with the
characteristics of proposed art installations. Final Development
Plan, there are no art
installations proposed
on the 60 First Street
building site.
4.a.x. Perspective views of the building site from significant vantage See Exhibits 29-32
points, including public streets from which the building will be and 40-43.
visible at a distance, as well as pedestrian views from all sides
of the building to illustrate how the building will relate to the
adjacent public realm.
4.a.xi. The Green Building Review materials required to certify See Green Building
compliance with Condition #11 of this Decision, as set forth in Review (pages 55-
that Condition. 58).
4.a.xii. A Noise Mitigation narrative and acoustical report prepared by a | See Noise Mitigation
professional acoustical engineer, addressing the requirements in | Study (pages 59-63).
Section 13.107.2 and Condition #9 of this Decision.
4.a.xiii. A Light Mitigation narrative for any building containing laboratory | See Narrative,
use, addressing the requirements in Section 13.107.3 and Lighting (page 2) and
Condition #9 of this Decision. Exhibit 38.
4.b. In addition to presenting design drawings and illustrations, the These materials will
Permittee shall present the following materials to the Planning be presented to the
Board at the design review meeting: Planning Board at the
design review
i. A physical, contextual scale massing model of the meeting.
proposed building and surrounding buildings.
ii. Samples of materials to be employed for major
elements of the building facade.
4.c. Publicly Beneficial Open Space located on a particular building See Narrative,
site shall be reviewed and approved by the Planning Board as Publicly Beneficial
part of the design review process for each individual building Open Space (page 2)
site. and Exhibit 33.
4.h. City Department Review. See Narrative,

Technical Standards
and Public
Improvement

4847-0091-2093, v. 2




facilities, bicycle parking facilities, loading facilities,
bicycle and vehicular access and egress, public
bicycle sharing stations, stormwater management
systems and Green Building materials (per Section
22.20), shall be reviewed by applicable City
departments (which may include CDD, TP&T, DPW,
Electrical or Water Departments, or others) at a
conceptual design stage prior to submission of
materials for review by the Planning Board. Final
plans shall be reviewed by City departments for
compliance with applicable standards and
requirements prior to issuance of a Building Permit.

Public Improvements. Before submitting a Design
Review package to the Planning Board that includes
the design of any public improvements, including
but not limited to construction of public streets or
infrastructure, the Permittee shall submit conceptual
design drawings of such public improvements for
review and comment by applicable City
departments. Subsequent to Planning Board Design
Review approval of a building site but prior to
completing final construction drawings of any such
public improvements, the Permittee shall prepare
and submit 75% design drawings of such public
improvements for review and comment by
applicable City departments. All public
improvements on City-owned property shall be
subject to final approval by applicable City
departments.

Requirements (page
2).

4.d. -4.g9., | Such provisions of Condition 4 do not set forth applicable
4.., 4. submittal requirements and, therefore, are not detailed on this

chart or in the attached package of materials.

N/A

4847-0091-2093, v. 2
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60 First Design Review Narrative

The following narrative and attached graphic materials and
reports are provided in accordance with Condition 4 of the
Special Permit Decision for PB #364 (CambridgeSide 2.0) dat-
ed February 17, 2021 (the “Decision”), which addresses the
design review requirements for buildings developed pursuant
to the Decision. As detailed throughout this narrative, the
proposed 60 First Street building (60 First, formerly known as
Sears) has been designed to be consistent with the Decision,
which incorporates the approved Final Development Plan for
the CambridgeSide 2.0 Project.

Over the last two and half years of the rezoning and special
permit process, the development team has met various times
with City departments, including CDD, TP&T, DPW and the Wa-
ter Department. These meetings have also included informal
meetings most recently with CDD design staff to review de-
tailed aspects of the 60 First building design, particularly the
general massing and proposed facade articulation strategies.
Materials presented herein reflect CDD design staff input.

Project Summary

As described in the design review graphic materials herein,
the 60 First Street building (60 First, formerly known as Sears)
will be located at the corner of First Street and Thorndike Way
and will renovate an existing three-story building, designed
for single tenant retail use, situated above two levels of be-
low-grade parking.

The existing three-story, former Sears anchor retail building
will be renovated and expanded vertically with a new 2-story
addition. The resulting 5-story office/laboratory building will
provide ground floor retail and other Active Uses fronting

on Canal Park, Thorndike Way First Street, and interior new
pedestrian mall connector from First Street to the Cambrid-
geSide core mall (“Arcade”). The modest lab/office lobby on
First Street will provide access to the Lab/office space above
and the Arcade will provide access to the existing core mall in
CambridgeSide (commonly known as “the Mall”). Additional
details regarding uses proposed at the building are provided
on the Dimensional Form on page 3.

In conformance with the Decision, 60 First complies with the
85 foot height, and incorporates material changes above 65
feet as required, creating an attic story expression to comple-
ment the scale of surrounding buildings.

The existing Sears foundation and structure, up to the second
floor slab, will be retained and reinforced to support the new
2 story steel-framed addition. Consistent with the approved
Final Development Plan and as indicated on Exhibits 44- 46,
parking layouts and circulation at the two below grade levels
will remain. The existing elevator service connecting the Low-
er Garage to the first floor Arcade will provide public access to
60 First, the Arcade, the core mall, and to First Street.

The existing Sears electrical service will be replaced in its cur-
rent location. The existing loading dock, which is shared with
a portion of the existing core mall and nearby Best Buy build-
ing, will be renovated. The existing exterior fagade will be re-
moved and replaced with no change to the existing footprint,
incorporating a new masonry frame and glazed infill aesthetic
inspired by neighboring industrial and mercantile buildings.

Design Intent Overview

The proposed design is consistent with the goals and design
standards set forth in the approved Final Development Plan
and the Decision, which standards incorporate policy ob-
jectives identified in the earlier Eastern Cambridge design
documents set forth in Section 13.107.5 of the Cambridge
Zoning Ordinance (the “CZ0”). The primary urban design
goals include: a contextual massing and material approach
that addresses multiple proximate neighborhood scales;
material expression rooted in the site’s architectural heritage
and which simultaneously embraces contemporary con-
ditions and uses; architectural celebration as a gateway to
Lechmere Canal Park and the East Cambridge neighborhood;
and incorporation of ground-floor Active Uses, including the
Arcade connection to the core mall, and otherwise maximiz-
ing visual connection to support the creation of an active,
engaging streetscape.

Building Massing

The building massing, as indicated on Exhibits 13-14 and 39,
maintains the existing massing and materiality while visually
relating the scale and height of buildings in the neighborhood
through unique detailing at the base and through incorpora-
tion of a metal and glass attic story at the top. The building’s
base is composed of a series of articulated masonry piers
framing storefronts, which may adopt the individual expres-
sion of the retail and active uses, the lab/office lobby and

the Arcade to the core mall. The lab/office lobby and Arcade
break the line between base and middle to suggest they are
associated with the larger scale of the 60 First lab/office and
core mall. The middle continues the masonry frame aesthet-
ic, with the top of the building clad in the attic story mix of
metal and glass. The building’s maximum height of 85’ is con-
sistent with the approved Final Development Plan. Addition-
ally, the mechanical penthouse screen steps back as required
from the building facade, and is clad in materials consistent
with the attic story.

Building Character and Materiality

The material expression of the building is rooted in the load
bearing, brick masonry heritage of the industrial use build-
ings of East Cambridge. The building’s base is firmly ground-
ed in this history, with the brick masonry forming a single

story, articulated pier expression that follows the building’s
primary structural module. The brick masonry detailing in
the horizontal spandrels includes a corbelling inspired by the
masonry craft and tradition, providing shadow and visual
interest at the pedestrian level. Glazed storefronts on the
ground floor will be highly transparent and engaging as is ap-
propriate for the street-level retail environment. The masonry
piers are simplified in the middle portion of the building, with
gridded glazed infilling between the corbelled spandrels.

The top floor is treated as an attic story to mark the required
transition of material and form above 65 feet, stepping back
slightly and clad in a glass and metal frame that adopts

the pattern of brick fagade while contrasting in both mate-
rial and architectural expression. A projecting metal brow
completes the top of the building. Refer to Exhibits 15-18.

The entry to the 60 First lab/office lobby fronts on First Street,
and is visually linked with the Arcade entry into a two-story
recessed facade expression framed in metal. A metal shelf
extends from the metal frame of the lab/office lobby to
provide a location for the building address signage, while
ametal canopy projects from the recessed Arcade entry to
differentiate it from the adjacent lab/office entry location
and provide weather protection. Refer to Exhibit 31 and 32.

The fagade expression of the building’s middle simplifies
and reduces the brick masonry piers, consistent with the
expression of historic masonry bearing structures that
reduced the mass to reduce the weight of the upper floors.
Full brick masonry piers remain marking primary structur-
al column locations, their reduced width allowing more
glazing to benefit the tenants on lab/office floors. Cor-
belled brick in the horizontal spandrel adds visual interest
and consistency to the facade. Refer to Exhibits 19-22.

As shown in Exhibits 15-18, the building’s top floor replaces
the brick masonry with metal and glass in a contemporary
attic story expression. This approach, which combines a
small step back with a change in material, is consistent
with the requirement to materially change the facade
above 65 feet, and effectively reduces the building’s visu-
al weight and mass. The metal panel and glass detailing

is intentionally simple and consistent, providing a quiet-

er expression at the top of the building. A small brow at

the top stops the eye and completes the composition.

The building’s northeast corner maintains the existing cur-
vature of the former Sears building as it fronts on Lechmere
Canal Park. The arc is a series of faceted pier and glazing
modules that are clad in a shingled metal panel with simpli-
fied glazing similar to the attic story. These faceted planes will
create subtle shifts in light, shadow and reflectance, marking
the building’s waterside corner as different from the adjacent
core mall building, but harmonious with its form. A modest
reveal between 60 First and the core mall, and between the

arced facade and the brick-clad 60 First massing, allows for
the transition between the buildings to be resolved. The 5th
floor steps back, echoing the height of adjacent buildings
including the core mall building and One Canal Park, and
providing an amenity terrace overlooking the Canal. The Ap-
plicant will complete the upper-level exterior amenity terrace
to be compliant with all building code requirements; any
additional tenant work for the terraces will be limited (e.g.,
floor finishes) and completed as part of standard tenant fit
out work, subject to receipt of a building permit for the same.
Refer to Exhibit 28.

The entire building will employ high performance glazing
with low emissivity coatings and low to moderate reflectivity
for highest thermal and solar performance and visual clarity.
Additional levels of thermal insulation will be included in
both the brick masonry and metal panel clad opaque areas of
the building facades.

60 First, in relationship to the nearby One Canal Park and
other buildings on First Street, will maintain a contextual,
considered urban design approach along First Street. The
existing Upper Garage egress ramp, which aligns with Spring
Street, will remain in the Initial Phase. The Upper Garage,
which abuts 60 First’s south facade but discharges from the
southwest corner of 60 First, will remain in operation until
the redevelopment of the Upper Garage site in a subsequent
phase of CambridgeSide 2.0. The potential to renovate the
ground floor bay of the 60 First building that is currently dedi-
cated to the Upper Garage egress ramp will be reviewed when
the Upper Garage is redeveloped in the future.

As indicated in the photographs included on Exhibit 39, a
physical model of the proposed building, in its context, is
available. The project team will make the model available

for virtual viewing consistent with staff and Planning Board
needs. Similarly, photographs of proposed building materials
are incorporated within Exhibits 40-43.

Rooftop Penthouse

Significant design consideration has been given to the place-
ment and design of building’s penthouse. Consistent with the
Final Development Plan, the penthouse, as shown in Exhibits
10 and 11, is stepped back on all sides by more than 15 feet.
The massing and design of the penthouse is simplified to a
rectangle clad with louvers, bracing and framing, harkening
to an industrial past while remaining materially consistent
with the attic story below, as indicated on Exhibit 28. The
penthouse is sized and detailed to contain and screen both
enclosed and exterior equipment. The louvers are consistent-
ly applied around the entirety of the penthouse to visually
unify the penthouse facade, while the bracing and framing
add depth, shadow and texture to the composition.

NEW ENGLAND

DEVELOPMENT
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Ground Floor Uses and Activation

As indicated on Exhibit 5, the ground floor of the 60 First
building will incorporate many Active Uses, including retail
and a new Arcade connection to the core mall that will con-
tribute to an active and engaging public realm.

The building’s lab/office lobby will be prominently expressed
on First Street. The entry will be a fully glazed element for
maximum transparency and invitation. A connection from
the lobby to the Arcade will allow lab/office tenants, guests
and the public to move between the lab/office lobby, the pub-
licly beneficial open space in the Arcade, and the core mall.
Special consideration is given to the character of the brick
masonry piers and spandrels through scale, relief, texture
and rich brick detailing to frame the retail space. The retail,
lobby and Arcade storefront treatment will be glazed in high
performance, low iron, ultra-clear glazing to visually engage
with pedestrians on First, Thorndike and in Canal Park.

The retail space may be subdivided into several smaller
storefronts, providing unique identity and signage to bring
variety to and enliven all three sides of the building. Outdoor
dining and gathering opportunities may be explored along
the Thorndike and Canal Park frontage.

The new Arcade will provide a long-desired entry to the Mall
for the neighbors in East Cambridge. Adjacent to the 60 First
lab/office lobby, the Arcade will lead guests from First Street
and the Lower Garage parking levels to the existing core mall
food court and on to the three-story skylit atrium. Together,
the Arcade, food court and atrium provide the interior pub-
licly beneficial open space of the CambridgeSide 2.0 project.
The Arcade will be designed to be compatible with both the
60 First and core mall aesthetic as portrayed in Exhibit 33.
Storefronts will line the Arcade and a small retail kiosk and
seating area will provide the opportunity to pause along the
journey between the urban activity of First Street and the
retail activity in the core mall.

Construction of the 60 First building will involve improve-
ments to the existing First Street streetscape, as shown in
Exhibit 34. The existing street trees will be preserved and
serve as the organizing element for the streetscape design. A
furnishing zone will be constructed adjacent to the existing
curb and around the existing trees which will be comprised
of both planting areas and permeable unit pavers. The main
pedestrian circulation along First Street will be a new contin-
uous brick sidewalk connecting east to Thorndike Way and
the existing streetscape to the west. The new mall and office/
lab entries will be accented with an enhanced paver materi-
al. These improvements will provide universal accessibility
across the First Street frontage. Along Thorndike Way and the
Canal Walk, minor replacement and/or repair of the existing
brick hardscape is anticipated.

Publicly Beneficial Open Space

As set forth in the approved Final Development Plan, the
CambridgeSide 2.0 project proposes the addition of approx-
imately 14,000 square feet of new on-site Publicly Beneficial
Open Space at full buildout. Consistent with the approved
Final Development Plan and Open Space Plan, the proposed
Arcade within the 60 First building will comprise approxi-
mately 4,220 square feet of this new on-site Publicly Benefi-
cial Open Space. Such Arcade is depicted on Exhibit 33 and
will provide for a long-desired additional pedestrian connec-
tion from First Street into the core mall and food court, and
through to the Canal.

Lighting

The fagade lighting celebrates the building’s prominent corner
location while accentuating the contextual approach to the
overall building design. The exterior lighting for 60 First Street
will create a nighttime luminous environment with a welcom-
ing and timeless elegance that is harmonious with the spirit of
the surrounding neighborhood. Layers of light, ranging from
human to urban scale will be utilized to set the building into
the neighborhood as a welcoming neighbor and as an inviting
destination. The placement, optics, and shielding of the
luminaires will be carefully considered to mitigate unwanted
impact on surrounding properties. Details on the proposed
exterior lighting is shown on Exhibit 38 including additional
narrative on the lighting approach.

Additionally, consistent with the Decision, the 60 First building
will comply with light mitigation requirements for a building
containing laboratory use set forth in Section 13.107.3 of the
CZ0 and Condition #9 of the Special Permit. In order to ensure
that such interior lighting requirements for laboratory areas
will be incorporated into a future tenant’s interior fit out proj-
ect, the development team has produced written tenant stan-
dards requiring tenant compliance with these requirements.

Technical Standard and Public

Improvement Requirements

Over the last two-and-a-half years, the development team
has met numerous times with various City departments re-
garding the more technical standards (such as transportation
and Green Building requirements) and proposed public in-
frastructure improvements (e.g., stormwater improvements)
associated with the CambridgeSide 2.0 project.

The development team met, and had ongoing correspon-
dence with, the Traffic, Parking & Transportation (TP&T)
Department over the course of the last two years to re-

view and determine appropriate transportation measures,

as summarized in the certified TIS for the project and the
transportation mitigation measures incorporated into the
Decision. The approved Final Development Plan and Decision

establish the mutually agreed upon approach to a vehicular
and bicycle parking across the PB-364 Development Parcel,
as well as transportation mitigation measures that were
reviewed at a conceptual stage. The development team is
committed to continuing to coordinate with TP&T to finalize
the specific design and implementation of the proposed
transportation measures over the course of the project.

The development team has also worked with the Department
of Public Works (DPW) and the Water Department to identify
appropriate infrastructure upgrades to be implemented by
the Applicant in order to meet the project’s I/l requirement.
In May of 2019, the Applicant proposed an interceptor drain
concept that will intercept the existing City drains in a new
infiltration collection treatment and redirect their flows from
the MWRA Marginal Conduit to the existing CAM 017 outfall
on the downstream side of the Binney Street regulator. This
interceptor drain concept has been approved by DPW and is
carrying forward. The Land Boulevard I/1 Project is intended to
be completed in the Fall of 2022. In accordance with the DPW
standards incorporated into the Decision, the development
team will continue to follow other DPW and Water Department
requirements for utility and site improvements as construction
of the project, including the 60 First building, commences.

Since February 2020, the development team has coordinat-
ed with Community Development Department (CDD) staff
to incorporate Article 22 Green Building requirements into
the overall CambridgeSide 2.0 Project, as well as into the
Initial Phase buildings. The overall CambridgeSide 2.0 Green
Building Report was certified by CDD on August 12, 2020,
and a building specific Green Building Report for 60 First was
certified by CDD on November 6, 2020 (Included on page 59).
With respect to the 60 First building, the development team
will comply with the City’s ongoing requirements for Green
Building compliance as the building progresses to the building
permit and certificate of occupancy stages of development.

Dimensional Form
Please see following Table 1: Dimensional Form.

Conclusion

As detailed throughout this application and demonstrated by
the graphics included within the same, the 60 First build-

ing has been designed to conform to the applicable design
review standards set forth in Condition 4 of the Decision,
including with respect to the following criteria:

» The architectural design of building facades, with special
attention to the ground level.

* The placement of rooftop mechanical equipment, along
with the design of penthouses and other features meant
to screen such equipment, and any other exterior fea-
tures within or surrounding the building site.

The configuration and design of pedestrian, bicycle and
vehicular modes of access and egress.

The design of landscape elements, and modifications to
abutting street or sidewalk rights of way, with attention
to pedestrian and bicycle circulation and comfort and
management of potential conflicts between pedestrian
and bicycle paths of travel.

Any potential impacts of the proposed design on the
public realm or on properties outside of the PUD, includ-
ing but not limited to visual impacts, noise impacts, wind
impacts, and effects on the safety and comfort of pedes-
trians, bicyclists and motorists in the area, and measures
that are being taken to mitigate such impacts.

The measures being implemented to promote highly
sustainable design and development reflecting the goals
and objectives established by the City.

Accordingly, we respectfully request that the Planning Board
approve the proposed design of the 60 First building as de-
scribed throughout this application.

DEVELOPMENT
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Table 1: Dimensional Form

60 First Street Development Program Gross Floor Area (sq ft) Net New GFA (sq ft) Calculation for 60 First Street
Final .
Design
Development K
Review*
Plan

Gross Floor Area Total Proposed GFA: 210,000

Office (sq ft) (Zoning Article 4.34 (a-e)) 0 0 Total Existing GFA: 124,000
Office and Laboratory (sq ft) (Zoning Article 4.34 (f)) 175,000 175,000 Net New GFA Proposed: 86,000
Retail (sq ft) 35,000 35,000

Residential (sq ft) N/A N/A Net New GFA Available for Development: 489,000 2
Total Gross Floor Area (sq ft) 210,000 210,000

PUD-8 Final Development Plan Shared Program 3
Final Existing Design Review
Open Space (sq ft) 244,600 " 230,600 234,820
Off-Street Parking Spaces 1,695 2,490 2,490 °
Long-Term Bicycle Parking Spaces 450 46 82
Short-Term Bicycle Parking Spaces 146 85 85
Loading Bays 12-20 15 14

* As the design of the 60 First Street building progresses to the construction drawing and building permit stages of development, the proposed Gross Floor Area (GFA) will be
further refined to account for allowable exemptions from the calculation of GFA.
! The Net New GFA Available for Development does not account for the 235,000 sf of Net New GFA allocated to the other Initial Phase building, 20 CambridgeSide, for which a Design
Review application is being simultaneously submitted. A total of 254,000 sf of Net New GFA will be available for development following completion of both Initial Phase buildings.
? No more than 575,000 sf of Net New GFA may be constructed pursuant to Section 13.104.1 of the CZO. Net New GFA may be allocated to development in either of the Project’s
Phases in accordance with PB #364.
3 Consistent with PB #364 and the Final Development Plan, requirements for Open Space, parking, bicycle parking and loading may be met across the PUD-8 Development Parcel,
intended to serve the interconnected mixes proposed as part of the CambridgeSide 2.0 project, at full buildout. The numbers identified here do not account for any improvements
to be constructed as part of the 20 CambridgeSide building. Following completion of both Initial Phase buildings, there will be a total of 234,820 sf of Open Space, 2,490 off-street parking
spaces (subject to footnote 5 below), 143 long-term bicycle parking spaces, 87 short-term bicycle parking spaces and 14 loading bays to serve the uses on the PUD-8 Development Parcel.
* Per Section 13.105 of the CZO applicable to the PUD-8 District, Open Space includes (i) the off-site Public Open Space at Charles Park and Canal Park and (ii) the on-site Publicly Beneficial
Open Space, to be comprised of the publicly accessible mall atrium space, the public easement for Cambridgeside Place and the new Mall connector in the 60 First Street building,
new setbacks and new pocket parks on First Street as generally depicted in the approved PB #364 Open Space Plan. Construction of the new Mall connector within the 60 First Street
building will result in the addition of 4,220 sf of on-site Publicly Beneficial Open Space.
® Consistent with PB #364 and the Final Development Plan, the total number of parking spaces on the PUD-8 Development Parcel will be reduced from 2,490 to approximately
1,695 at the time of demolishing the existing above-grade structured parking garage. The total number of parking spaces may be marginally reduced as a result of construction of the 60
First Street building due to site or structural support requirements, to be determined as the building is constructed. All parking is subject to maximum ratios by use set forth in
Section 13.106.4 of the CZO, and in no event shall less than 1,695 parking spaces exist on the PUD-8 Development Parcel.
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Parking, Loading and Circulation



CAMBRIDGESIDE 2.0 | 60 FIRST DESIGN REVIEW SUBMITTAL

Parking

As in indicated on Exhibits 44 and 45, the project will have
no impact on the existing access to or egress from either
the Lower or Upper Garages. The proposed renovations
include limited structural reinforcing required for the new
lab/office above grade structure. The existing Upper Garage
egress ramp which exits through the 60 First building onto
First Street will be retained until the Upper Garage is perma-
nently closed. A new public elevator will provide access to
the Arcade from the Lower Garage within the footprint of an
existing elevator shaft that served Sears.

Consistent with the Decision, all approved uses on the PB-
364 Development Parcel (including those within the 60 First
building) will be served by existing parking spaces on site,
which will be reduced over project buildout from the exist-
ing 2,490 spaces to approximately 1,695 parking spaces.

Bicycle Parking

The Decision provides that the required number of bicycle
parking spaces for the entire PB-364 Development Parcel

at full buildout shall be 450 long-term spaces and 146 short-
term spaces. Long-term bicycle parking spaces may be
provided anywhere on the site and are permitted to serve
all approved uses in the PUD. Upon completion of the 60
First building project, a total of 82 long-term bicycle parking
spaces will be available on the PB-364 Development Parcel.
The long-term bicycle spaces located within the 60 First build-
ing, as indicated on Exhibit 48 will be accessed at grade on
First Street via a corridor leading to nearby changing rooms.
Upon completion of the 60 First building project, a total of
85 short-term bicycle parking spaces will be available on
the PB-364 Development Parcel. Following the completion
of both Initial Phase buildings, there will be a total of 143
long-term bicycle parking spaces and 87 short-term bicy-
cle parking spaces on the PB-364 Development Parcel.

Loading/Service

Consistent with the Decision, loading facilities will be
shared across the buildings and uses on the entire PB-364
Development Parcel, including the 60 First building site, in
order to serve the interconnected mix of uses at the site.
Upon completion of the Initial Phase buildings, a total of
14 loading bays will exist across the PB-364 Development
Parcel, which is consistent with the approved range of
loading bays for the site under the Decision (including the
Phasing Timeline included on Appendix A of the Decision).

As part of the 60 First project, the existing 60 First loading
dock, which is accessed from an existing curb cut on First
Street, will be renovated. The renovated loading dock will
maintain off-street loading for the building. Truck maneu-
vering for entry and exit will continue to be accommodated

within the enclosed loading dock area, including truck sizes
up to a WB-50. The renovated loading dock adjacent to 60
First will service the lab/office and retail uses of the 60 First
project. Additionally, dedicated garbage and recycling ser-
vices are provided for the 60 First project. The remaining bays
of the service yard that are adjacent to the Best Buy building
and are shared by the core mall and the retail tenants in the
Best Buy building will continue to be actively managed.
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60 First Street

GROUND FLOOR ENTRANCES
EXHIBIT 46
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60 First Street

PEDESTRIAN/BICYCLE
CIRCULATION DIAGRAM

EXHIBIT 47
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60 First Street

BIKE PARKING PLAN
EXHIBIT 48
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Building Sustainability

The building has been designed to meet the requirements

of Section 22.20 of the CZO and has been registered with the
United States Green Building Council under the LEED for Core
and Shell Development version 4 rating system. The building
is targeting 66 out of a possible 110 credit points with an ad-
ditional 19 credit points still undergoing evaluation to deter-
mine feasibility of achievement. By targeting 66 credit points,
the building anticipates meeting the City of Cambridge
requirement to be LEED v4 Gold ‘certifiable’. Additionally,

in accordance with Section 13.107.4 and as detailed further
in the attached Green Building Report, the following best
practices have been incorporated into the 60 First building:

Energy and Emissions:

The building is designed to meet IECC 2015/ASHRAE 90.1-
2013 energy efficiency requirements to comply with the
requirements of the Massachusetts Stretch Energy Code.
Based on current modeling, it is expected that the building
will achieve at least a 15.7% annual energy cost savings

when compared to the ASHRAE 90.1-2010 baseline. Using

the LEED Alternative Compliance Path for Alternative Energy
Performance Metric, the building demonstrates an average
30.6% reduction in greenhouse gas emissions and site energy
consumption reduction compared to the LEEDv4 baseline.

Urban Site and Landscaping; Water Management:

Through the use of native/adaptive plant species selection,
the building site’s landscape water requirement (as calculat-
ed by the EPA WaterSense Water Budget Tool) will be reduced
by at least 30% from the calculated baseline for the site’s
peak watering month. The landscape design will include
softscape areas that will be planted with a diverse palette of
materials that are native, adaptive, low-maintenance, and no
irrigation requirements beyond establishment and have year-
round aesthetic appeal. The 60 First Project will meet the
Cambridge DPW Stormwater Management Standards to the
maximum extent practicable. Under the existing conditions,
the Project site is entirely impervious. Stormwater runoff is
currently collected through roof drains that discharge to the
municipal system in First Street that ultimately discharges to
the Lechmere Canal. Under the proposed conditions storm-
water runoff and volume will essentially remain the same as
there will be no increase in impervious area. However, storm-
water water quality conditions will improve by implement-
ing best management practices (BMP’s) such as permeable
pavers and tree grates to provide additional water quality
treatment measures and promote stormwater infiltration and
groundwater recharge to the maximum extent practicable.

Cool Roofs & Site Cooling Strategies:

The roof and non-roof hardscape materials of the building
will include light-colored surfaces to reduce the overall heat

island effect impact on the building site. The roof membrane
will be a high albedo roof product with an initial SRI value of
82 minimum.

Monitoring:
The building will conform to the requirements of the Cam-

bridge Building Energy Use Disclosure Ordinance as required
by Chapter 8.67 of the Municipal Code.

Healthy Living and Working:

The Project will specify and install interior finishes that

are low-emitting to ensure a healthy indoor air quality for
occupants. Additionally, materials with ingredient disclosure
documents such as Health Product Declarations, Declare
Labels, and/or Cradle to Cradle certification will be selected
when possible to limit the amount of hazardous ingredients
throughout the building. Lastly, plenty of fresh air will be
provided to occupants as the Project’s ventilation rates will
exceed the minimum requirements of ASHRAE 62.1-2010 by
more than 30%.

Transportation:

The building’s location within East Cambridge provides
various transportation options. The Project is located within
%2 mile walking distance of the Lechmere T station, which
provides users of the site with access to 424 weekday rides
and 264 weekend rides via the MBTA Green B, C, D, and E
lines, and MBTA bus lines 69, 80, 87, and 88. As described
earlier in this application, exterior short-term and covered
long-term bicycle storage is also planned for visitors and
regular occupants of the building. The immediate neigh-
borhood provides a direct connection to a local bicycle
network that links to a variety of services with pedestrian
and cyclist access. 5 shower rooms are provided through-
out the building that can be accessed by building occu-
pants in order to support cycling to and from the site.

Flood Resiliency:

The existing first-floor elevation of the 60 First Street building
is approximately at elevation 19.5’ and will not be impacted
by the projected 2070 flood depths (el. 18.9’). There are some
locations along the northeast Canal side with an approximate
elevation 18.0’ that can be addressed by employing a deploy-
able barrier or raising the floor elevation subject to leasing
documents to protect the Project from the projected 2070
100-year precipitation flood depth.

In accordance with Conditions 4 and 11 of the Decision, the
Applicant obtained from CDD a certified Green Building Re-
port for the 60 First building on November 6, 2020, which

is included with this submission on page 57.
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€8

B0 Firsl Street Geeen Bulkling Report
coo o an Specis Permil
Green Building Requirements

0 First Street Green Bullding Report - Comments on Speclal Permit Stage

Status: The Commurdty Developement Departsnent [COD| received the final updite of the Groen Bullding
Report (GBR) tor the Deuign Review stage of 60 First Seed, per Section 32.15.1 of the Toning Orinardce,
on 1030/ 1020, The project inclades rencwation of the suvting three-stony buliding as well as addition of
two mone floors to accommodate office and faboratory wses in addition to retail use and a pedestrian
arcade passage to the aciacent mall in the ground floor with & tota grosa floor areas (GFA) of 196,142 5.
This buikding is part of the CambridgeSide Planned Uit Development [PB-364). COD stall have reviewed
the project’s GOA report and offer the following Determinastion, 5 v of Coenpll and Adi
Comements of 155 green bullding snd net tero stiribuise

COD Determingion: 60 First Street i pan of 8 Manned Unit Develogment [PUD) o which the
Applicant hag alresdy submitted dacusnants demansirating complances with the Green Bullding
Raguirements 3t the special permit stage. The documentation provided would ba suMicient 1o
demaonstrate complisnce with the Green Building Reguirements of Section 22.24 for this component
of the project. Since » special permit approving the Final Development Plan has not yet been granted,
#pproval of this ssbmitsion i comtingent on apgroval of the Final Develaprsent Plan, which may
covlain sdditlonsl coritiond or gultelines reliled 1o preen bullding, suslainability sad resillence per
Section 13,100,

A rivined GAR submibidion with additianal dotwmaentation will 3o be requined price to appdication for
building parmit and graming of cenificate of occupancy.

LEED Project Summary: This project is subgect to the City's Green Building Reguirernents [Section 1220,
Zeming Drdinance). The Project s b ting the Girpen Buldng Requirements .
targeting LEED Gobd, under LEED v BOHC. Addional 1% cred® polrts hive been devigruted as poulble
points to be purised. The Gresn Building Report for this project i snticipated 1o be complete and maety
Article 22 requirements pending approvel of the Final Developrmesnt Plan.

LEED Rating Systern:  LEED i HD+C ~ Core and Shall Development

- mmwun-mmrwmmmnﬂ-mmm‘
Profeusional faf the project. The stficevit sates that this professionsd his rnvreed ol relraan
docurments for thi project snd canfirm to the best of hiyher knowledge that thase documents
indicate that the project b being drilgred la schisve the reguirements of Section 1134 under
Artiche 2230 of the Camimidge Zoning Ordinance.

* A copy of the prolwiskonals cradential from Goeen Rullding Ruting Program han been provided

- Mmlmhmmm
®  The project i puring Enhanced Comminboning wsing Path 1 in Dpteon 1, which incudes
commissioning process for varkous bullding systems and ssemblies.

Mavemitior 8, 2000 i

B0 First Street Green Bulkling Report
Coo G on Specisl Permé
*  The project i bargeting & 30.6% mprovement in anergy cosl avings cver the baseline usleg the
AMarrative O Al Puit ol AR it v Ere gy Matric in purising Optimise
Enargy Pevlormance credit, The proposed building scane enengy use intersity (ELE] wil be
approsdmately 297 kBrufeyr.
= The propect b parialbng Innovalkon credt using Dpdion 3, which includey Integrative Anabysh al
Biciickrgg M as pilog pery '-sh-w Heat island Aeduction and Reduced Parking
Footprink a5 dawry and p i kow of io mercury lamps 2t innavation
strateqy. The project tesn i yet i o ine the selection of one | o erechit.
®  LEED-credit points summary:

ivtegrative Process — 1 point

Lncation and Tramportstion — 19 points
Sirtainable Stes - 6 points

‘Water Efficiency = § painta

Enengy and Atmotphens = 17 points
asterialy ardd Resources - 3 pointy
Indocsr Ermironmental Guality -4 points
Ennowation - & poinis
Regional Priodity — I pointi

Anticipated building svelops perfarmande includieg rool, foundation, walh acd wirdow
mnsmmiblien, and window-to-well et
o Building emelape perk Enmparan b Lstet puitioon Maniachuseeiy
Sarwich Energy Code bageline and proposed deugn indi the p d design
pﬂ{mhmnﬂﬂhrﬁﬂdwmﬂﬂnm-ﬂmﬂm
Antzipated enargy loads. bateing enangy simalstion tood assemption, snd propoted enargy
Largets o currertly modelled in this design phase:
o Proposed sie ernengy use intensity [EUL) will be 3T below baselive with & targeted EU1
of approimabily 130 kBn/olyr. The tengeted source EUI is 282 kitwfshyr.
& Proposed GHE embsiont will be 31% reduction from Baseline with tageted GHG
emission of 1849 MT COZe,

mduﬂ‘mﬂmwmlmh project's plamning, design, and

a6 0000000

g, ding mechanical vysbemms, oresite and off-wite
mﬂmm.ﬂﬂlﬂiﬂ-ﬂlmm
o High perd "] lope with comti lope insulation on walls and roofs.

& Low Window to Wall Rutio st 30%.

o High eficeency hest recevery equipmndt snd high efficiency chiier and baller plants.
o Hgh effickency plambing vystem 1o reduce water and energy use.

o LEDhghting.

o Low Tow plumbing fistuses.

Mavemitior 8, 2000 -
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80 Firsl Stieet Gevon Bulkling Rieport

coo o on Specisd Permé

80 Firsl Street Geson Bulkling Rieport
Co0 & on Special Permil
+ Desaription of techaicsl framawork for tranullisning praject 1o fet e ermiision in the e,
Inchading luture net fero emition options for Wl dope, HYAL vystermm, o atu hisk

water, intarior Bghting, and on-site and off-wite renewabls snengy scunces:
o Lghting design targebed at 20% below code allowance and future lighting upgrades.
o Comversion of domestic hot waler heating source to a heat pemp.
o Phag loach lowered 5% to reduce cooling loads.
o Replacersent of bolen and chiiers with medular sir-cocled hest pumps
= Desorigtion of programs offered by local wtility companies that ane being conidered to imprave
building perfarmance:
o Wit Save integrated Desipn Path for Large Duildings
& EV make-ready program

Advlsony Commsonts by COD Stath:

Tha Ciy's goal i b promots environmentaly susiainsble snd ensegy-sfflichent design and development
practioes in new conetraction and rencvation of existing buildings. Recommended practices inclusde the
rewse of exivting buldings and material, the conservation of natural rescurces and redwction of toxine
I buliding materials and comtruction methods, sed the reduction in srevgy wee in cosmtructian and
daily operations. Dther devign stratngied that would foiter pedetirian, bicycle, and public tranaft use in
the dity inchade cormpact srangement of buildings and permitted mix of land uses. OO0 stafl would
enioulige the Project Team to punue the highest level of isntainable and seenpy-eiiiceent dewign
poisibie and recommend putiuing 1he follnwing:

»  Additional [I] points for indoor Water Use Reduction credit in Water [fficiency categony,

«  Additianal paints, [¥] fer Ogntimice Energy Perfarmance credit, (1) for Advanced Energy Metering
craelin, (1] for R e Prodisst &, and [} for Gresn Power and Carbon Offsets
craiit in Enargy and Atmosphers category.

= Additional points, [4] for Bulding Life-Cyele Impact Reduction credit, |1 for BRDO-Soucing of
Fawe Matwrials crodit, and (1] for Construction and Demolition Waste Maragement credil in
Materialy and Resourres category.

*  Additional points, [1] for Enbsnced Indoce Al Quuslity Strateghen credt and (1) for Low-Emitting
Materialy credit in Indear Emdrormental Quality category.

#  Additional points, (1] for indoor Witer Ue Redisction and (1] Tor Building Lite-Cycle Impact
Racluction in Regeonal Priceity category,

»  Consider putsing [mvelope Commivsioning.

Seaif unge the deiign team to keep puriising addticnsl points supecially fram impactiul categories 1uch
a1 weeigy and atmorphere, indoor sl bal quality mnd materish and revourced. Since 60 Firet
Strewt invobved. the existing Sear bulling, alf recommend sxploring Bullding Life-Cycle Impact
Reduction credit points. |t would be heipful to know more about infiormation om product and msterials
on some of the LEED credits by the tme of applying for certificate of ococupancy. Some of these onedity
Irsclude, bt not limited to, credit 2, Building Product Disclosune & Optimirations {BPOO | EPDs, oredit 4,
BPOCK: baterisl ingredients, and Credit 2, 1£0 Low Emitting Matesisls. In addiion, It would be
informative for a2all 1o know commeent iued by USGRC during 1hew review phune forf the projec

The project will be subject 1o further neview prior Lo recelving. its Bullding Permit and Certificate of
Occupancy. COD Staff is avallable to work with the Applicant through continuing design review and looks.
forwand o recelving updates on the project’'s Net Tero Marrative and modeled srengy savings m the
deign moves forsard
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Noise Mitigation

As demonstrated by the immediately following Environmen-
tal Sound Analysis, the 60 First building will conform to the
requirements of the City of Cambridge Municipal Noise Ordi-
nance and the Decision, which incorporates Section 13.107.2
of the CZO, for noise or vibration emanating from the build-
ing. Refer to the memo on the following pages for a summary
of noise analysis and confirmation of compliance with City of
Cambridge requirements.
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