CITY OF CAMBRIDGE, MASSACHUSETTS

PLANNING BOARD

CITY HALL ANNEX, 344 BROADZ'QVZ’%@}YCZA%BPFU%I'{’,“MA 02139

OFFICE OF THE o7 ;
CAMBRIDGE, MASSACHTSER s

WRITTEN DETERMINATION
MINOR AMENDMENT TO PLANNED UNIT DEVELOPMENT

Case Number: 364 Amendment #1 (Minor)

Location of Premises: 100 Cambridgeside Place, 60-68 and 106-108
First Street

Zoning: Business A (BA), PUD-4 Overlay District,
PUD-8 Overlay District

Applicant: New England Development
75 Park Plaza, Boston, MA 02116

Owners: NW Cambridge Property Owner LLC (60-68 First
Street)

575 Fifth Avenue, New York, NY 10017

Cambridgeside Galleria Associates Trust u/d/t
dated April 1, 1985 (100 Cambridgeside Place)
75 Park Plaza, Boston, MA 02116

CambridgeSide Partners LLC (106-108 First
Street)
75 Park Plaza, Boston, MA 02116

Application Date: January 28, 2022
Date of Determination: March 8, 2022
Summary of Proposal: Minor Amendment to Final Development Plan to approve

a reconfiguration of the two Subsequent Phase building
sites and the allocation of Gross Floor Area (GFA) and
uses across those two sites in accordance with Condition
2.c.ii of the PB-364 special permit.

Determination: APPROVED AS MINOR AMENDMENT.

Copies of this Written Determination and plans, if applicable, are on file with the Community
Development Department and the City Clerk.

Authorized Representative of the Planning Board: Swaathi Joseph

For further information concerning this Written Determination, please contact Swaathi Joseph at
617-349-4668, or sjoseph@cambridgema.gov.
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City of Cambridge, MA ° Planning Board Written Determination
PB-364 Amendment #1 (Minor) — CambridgeSide PUD

DOCUMENTS SUBMITTED

Documents Submitted by Permittee

1. Request for Minor Amendment to PUD Development Plan from New England Development,
dated 12/10/2021, including summary letter, and amendment request, along with approved
and proposed development site plans.

2. Presentation slides shown to Planning Board on 3/8/2022.

Other Documents

3. Memo to the Planning Board from Community Development Department (CDD) Staff, dated
3/1/2022.
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City of Cambridge, MA ¢ Planning Board Written Determination
PB-364 Amendment #1 (Minor) — CambridgeSide PUD

SUMMARY OF REQUEST

The Special Permit for the CambridgeSide Planned Unit Development (PB-364) was granted by
the Planning Board on December 22, 2020. This plan involves retaining the core part of the mall
building and constructing four new buildings around its perimeter, attached to the mall and
fronting First Street, Cambridgeside Place, and Land Boulevard. It also involves improvements
to Lechmere Canal Park (which is owned by the City, but maintained by private abutters) and the
creation of new open spaces along First Street.

The Special Permit authorized development in two phases. The Initial Phase Buildings are 20
Cambridgeside Place and 60 First Street, containing all office/laboratory development. These
buildings were approved by the Planning Board and are currently under construction.
Improvements to Lechmere Canal Park (which is owned by the City, but maintained by abutting
property owners) are also part of the Initial Phase, to be completed concurrently with the
buildings, but have not yet been reviewed by the Planning Board. The Permittee is working with
a community advisory committee and will submit plans for review at a later time. The
Subsequent Phase Buildings are 80 First Street and 150 Cambridgeside Place, which include
office/laboratory development along with mixed-income housing.

The Minor Amendment is for the approval of a reconfiguration of the two Subsequent Phase
building sites and the allocation of Gross Floor Area (GFA) and uses across those two sites in
accordance with Condition 2.c.ii of the PB-364 special permit. The proposed amendment would
reverse the building footprints so that the commercial building would be located in the middle of
the block, next to the commercial building at 60 First Street, and the new residential building
would be located at the corner of First Street and Cambridgeside Place. The Permittee submitted
plans for these two buildings for design review approval along with the request for the minor
amendment.
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City of Cambridge, MA ¢ Planning Board Written Determination
PB-364 Amendment #1 (Minor) — CambridgeSide PUD

FINDINGS

1.

Minor Amendment to Planned Unit Development Special Permit (Section 12.37)

The following standards are set forth in the Zoning Ordinance regarding Minor Amendments
to Planned Unit Development Special Permits.

12.37.1  Amendments to the Final Development Plan shall be considered major or minor.
Minor amendments, as specified in Section 12.37.2 shall be authorized by written approval of
the Planning Board. Major amendments, as specified in Section 12.37.3, shall be considered
as an original application for a Special Permit to construct a PUD and shall be subject o
procedures specified in Section 12.34 through 12.36. The Planning Board shall decide
whether proposed changes are major or minor.

12.37.2  Minor amendments are changes which do not alter the concept of the PUD in
terms of density, floor area ratio, land usage, height, provision of open space, or the physical
relationship of elements of the development. Minor amendments shall include, but not be
limited to, small changes in the location of buildings, open space, or parking, or realignment
of minor streets.

The following condition of Special Permit Decision PB-364 provides additional guidance to
determine what changes would constitute Minor Amendments as they pertain to the current
proposal:

Condition 2.c.ii provides that any change to the configuration of the two Subsequent Phase
building sites, or to the allocation of GFA and uses across those two sites, may be approved
during the design review process as a Minor Amendment pursuant to Condition #15 of the
Decision if the Board finds that such change will not negatively impact the residential
component of the Project.

The Board finds that sufficient information has been provided in the Request for a Minor
Amendment dated 12/10/2021and the communication from CDD staff dated 3/1/2022 to
determine that the proposed modifications are consistent with the Conditions of Special
Permit Decision PB-364 and do not alter the concept of the PUD in terms of density, floor
area ratio, land usage, height, provision of open space, or the physical relationship of
elements of the development, and therefore may be approved as a Minor Amendment. The
Board additionally finds that the change in the relative locations of the residential and
commercial buildings, as proposed, will result in a better outcome for the residential
component.
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City of Cambridge, MA « Planning Board Written Determination
PB-364 Amendment #1 (Minor) — CambridgeSide PUD

DETERMINATION

Based on a review of the documents submitted and the above Findings, the Planning Board
hereby approves the requested changes as a Minor Amendment to the Planned Unit Development
(PUD) Final Development Plan authorized by Planning Board Special Permit Decision PB-364,
subject to the following conditions and limitations.

1. The Development Program and Site Development Plan shall be amended in accordance with
the Application Documents, and as set forth in the revised Appendix A, attached to this
Determination.

2. Except as explicitly set forth above, the Conditions of Special Permit Decision PB-364 shall
continue to be in effect.
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City of Cambridge, MA ¢ Planning Board Written Determination
PB-364 Amendment #1 (Minor) — CambridgeSide PUD

Voting in the affirmative to APPROVE the Minor Amendment were Planning Board Members
Louis Bacci, Jr., H Theodore Cohen, Steven Cohen, Catherine Preston Connolly, Mary Flynn,
Hugh Russell, and Tom Sieniewicz.

For the Planning Board,

KACINA

Catherine Preston Connolly, Chan.

A copy of this determination approving Amendment #1 (Minor) to Planning Board Special
Permit #364 shall be filed with the Office of the City Clerk. Appeals, if any, shall be made
pursuant to Section 17, Chapter 40A, Massachusetts General Laws, and shall be filed within
twenty (20) days after the date of such filing in the Office of the City Clerk.
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City of Cambridge, MA ¢ Planning Board Written Determination
PB-364 Amendment #1 (Minor) — CambridgeSide PUD

ATTEST: A true and accurate copy of the above decision has been filed on May 3, 2022 with
the Office of the City Clerk by Swaathi Joseph, duly authorized representative of the Planning
Board. All plans referred to in the decision have been filed with the City Clerk on said date.

Twenty days have elapsed since the above decision was filed in the office of the City Clerk and:
no appeal has been filed; or

an appeal has been filed within such twenty days.

The person exercising rights under a duly appealed special permit does so at risk that a court will
reverse the permit and that any construction performed under the permit may be ordered undone.
This certification shall in no event terminate or shorten the tolling, during the pendency of any
appeals, of the periods provided under the second paragraph of G.L. c. 40A, §6.

Date: , City Clerk

Appeal has been dismissed or denied.

Date: , City Clerk
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Planning Board Special Permit #364 Amendment 1 — CambridgeSide Planned Unit Development
Appendix A: Development Summary

Approved Aggregate Development Summary Table

Required Existin Existing to Conversion New Total Net Chiiioe
(PUD-8) € | beRemoved | of Existing Approved g
Land Area (square feet) 326,700 359,065 N/A N/A N/A 359,065 0
1,665,000
Total GFA (square feet)! : ma;c 1,090,000 (-511,000) See below 1,086,000 1,665,000 575,0007
Multifamily Residential (4.31 g.) 175,000 min. 0 0 0 175,0004 175,000 175,000
Office (4.34 a.-e.) N/A 140,000 0 0 275,000 415,000 275,000
Technical Office/Lab (4.34 f.) N/A 0 0 89,000 596,000 685,000 685,000
Retail (4.35-4.36) N/A 677,000 (-238,000) (-89,000) 40,000 390,000 (-287,000)
Above-Grade
Structured Parking3 N/A 273,000 (-273,000) 0 0 0 (-273,000)
Total Dwelling Units* N/A 0 0 0 200 (appx.) 200 (appx.) 200 (appx.)
Market Rate Units | No max. or min., 0 N/A N/A 70 (appx.) 70 (appx.) 70 (appx.)
30% of new d.u. sf]
Affordabl i i as Affordable and R
ordable Units / Middle I“[?I‘;it“;i Ko e Mg 0 N/A N/A 130 appx.) | 130 (appx) | 130 (appx.)
as Middle Income
o, =
Open Space (square feet) 20% of PUD-8 230,6006 0 0 14,000 244,600° 14,000
land area
Off-Site Public Open Space® N/A 171,600 0 0 0 171,600 0
On-Site Publicly Beneficial Open
Space (square feet)s” N/A 59,000 0 0 14,000 73,000 14,000
Off-Street Parking Spaces’™ 3,072 max.
e 2,490 (-795) N/A 0 1,695 (-795)
Bicycle Parking Spaces 603 min. 131 N/A N/A N/A See note'’ See note'’
Long-Term Bicycle Parking 457 min. 46 N/A N/A N/A 45010 40410
Short-Term Bicycle Parking 146 min. 85 N/A N/A N/A 14610 See note!®
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Planning Board Special Permit #364 Amendment 1 — CambridgeSide Planned Unit Development
Appendix A: Development Summary

4 The total proposed unit count, as well as unit sizes, layout, floor plans and amenities, is subject to final review and approval during the design review process for the residential building, which will include refinement based
on input from the Housing Division of the Community Development Department.

5 65% of the required Dwelling Unit Net Floor Area at the Project will be affordable, with 30% devoted to Inclusionary Housing and 35% devoted to Middle Income Units (as defined in Section 13.104.1(d)(3) of the CZO).
6 Per Section 13.105 of the CZO applicable to the PUD-8 District, Open Space includes the off-site Public Open Space at Charles Park and Canal Park.

7 On-site Publicly Beneficial Open Space includes the publicly accessible mall atrium space, the public easement for CambridgeSide Place and the new Mall connector, new setbacks and new pocket parks on First Street as
generally depicted in the approved Open Space Plan.

8 This Special Permit approves a reduction in parking spaces at the Project from 2,490 spaces to approximately 1,695 spaces in accordance with the approved Final Development Plan and the Conditions of this Special
Permit.

9 Parking is subject to maximum ratios by use set forth in Section 13.106.4 of the CZO.

10 Modification approved per Section 6.108 of the CZO. Long-term bicycle parking requirements may be met anywhere on the site and are permitted to serve all approved uses in the PUD. Required short-term bicycle
parking shall be provided as possible on-site, subject to design review and site constraints, and any unmet requirement on-site shall be met via contribution per Section 6.104.2b of the CZO. See special permit conditions for

additional details.

Approved Site Development Summary Table

Initial Phase

Building Site 60 First Street

(Owner) (NW Cambridge Property Owner LLC)
Existing GFA 124,000 sq. ft. (Retail)

Approved GFA (Uses)' 175,000 sq. ft. (Office & Lab)

35,000 sq. ft. (Retail)

Approved Building Height

85 feet

Total Approved Parking Spaces

See special permit conditions

Long-Term Bicycle Parking (min.)

See Aggregate Development Summary

Short-Term Bicycle Parking (min.)

See special permit conditions

Building Site 20 Cambridgeside Place

(Owner) (Cambridgeside Galleria Associates Trust)
Existing GFA (Uses) 125,000 sq. ft. (Retail)

Approved GFA (Uses)! 125,112 sq. ft. (Office)

187,669 sq. ft. (Office & Lab)
15,200 sq. ft. (Retail)

Approved Building Height

155 feet

Total Approved Parking Spaces

See special permit conditions

Long-Term Bicycle Parking (min.)

See Aggregate Development Summary

Short-Term Bicycle Parking (min.)

See special permit conditions

Subsequent Phase
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Planning Board Special Permit #364 Amendment 1 — CambridgeSide Planned Unit Development
Appendix A: Development Summary

Approved Building Height 155 feet

Total Approved Parking Spaces See special permit conditions

Long-Term Bicycle Parking (min.) See Aggregate Development Summary

Short-Term Bicycle Parking (min.) See special permit conditions
Subsequent Phase

Note that any change to the configuration of the two Subsequent Phase building sites, or to the allocation of GFA and uses across

those two sites, may be approved during the Design Review process as a Minor Amendment in accordance with the Conditions of this
Special Permit.

Building Site 80 First Street (Previously 80 & 90 First Street)
(Owner) (Cambridgeside Galleria Associates Trust)
Existing GFA 273,000 sq. ft. (Structured Parking)
Approved GFA (Uses)! 445,000 sq. ft. (Office & Lab)
10,000 (+/-) sq. ft. (Retail)
Approved Building Height 140-155 feet
Total Approved Parking Spaces See special permit conditions
Long-Term Bicycle Parking (min.) See Aggregate Development Summary
Short-Term Bicycle Parking (min.) See special permit conditions
Building Site 150 Cambridgeside Place (Previously 110 First Street)
(Owner) (Cambridgeside Partners LLC)
Existing GFA 113,000 sq. ft. (Retail)
Approved GFA (Uses)! 175,000 sq. ft. (Residential)
10,000 (+/-) sq. ft. (Retail)
Approved Building Height 155 feet
Total Approved Parking Spaces See special permit conditions
Long-Term Bicycle Parking (min.) See Aggregate Development Summary
Short-Term Bicycle Parking (min.) See special permit conditions
Core Mall
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Planning Board Special Permit #364 Amendment 1 — CambridgeSide Planned Unit Development
Appendix A: Development Summary

Building Site Core Mall
(Owner) (Cambridgeside Partners LLC)
Existing GFA (Uses) 140,000 sq. ft. (Office)

315,000 sq. ft. (Retail)
Approved GFA (Uses)! 140,000 sq. ft. (Office)

315,000 sq. ft. (Retail)
Approved Building Height As exists
Total Approved Parking Spaces See special permit conditions
Long-Term Bicycle Parking (min.) See Aggregate Development Summary
Short-Term Bicycle Parking (min.) See special permit conditions

Below-Grade Parking Garage

Building Site Below-Grade Parking Garage

(Owner) (Cambridgeside Galleria Associates Trust)
GFA None (all exempt from GFA calculations)
Existing Parking Spaces 2,490

Total Approved Parking Spaces Upon 1,695 (see Special Permit Conditions)
Completion of the Project

1 The approved GFA and allocations to particular uses, Phases, and Building Sites of the Project, may be modified in accordance with the Conditions of this Special Permit.
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Planning Board Special Permit #364 Amendment 1 — CambridgeSide Planned Unit Development
Appendix A: Development Summary
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Planning Board Special Permit #364 Amendment 1 — CambridgeSide Planned Unit Development

Appendix A: Development Summary
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Planning Board Special Permit #364 Amendment 1 — CambridgeSide Planned Unit Development

Appendix A: Development Summary

Schedule 1: Phasing Timeline

60 FIRST STREET

20 CAMBRIDGESIDE PLACE

SUBSEQUENT
PHASE BUILDINGS

FIRST STREET BUILDINGS
INCLUDING RESIDENTIAL

®
LOADING CAPACITY

BIKE PARKING TOTAL

[/ Z7J PLANNING & DESIGN
(b}
] CONSTRUCTION
ACTIVITY START

ACTIVITY END

PROJECT PERMITTING ———————

INITIAL PHASE BUILDINGS l _____

VEHICLE PARKING ———————

(b)

Al A

2490

(@
INITIAL PHASE\

NI

MITIGATION &

(b)
BENEFIT DELIVERY SUBSEQUENT PHASE “]
VALUE %33 MM 5 = =
I MITIGATION &
BENEFIT DELIVERY
VALUE 568 MM
2020 2021 2022 2023 2024 2025 = 2028 2027
ESTIMATED TIMELINE
NOTES:

(@)

{b

{c]

{d]

(e

FCR DETAILED DESCRIPTION CGF BENEFITS DELIVERY AND CONTINUATION PLEASE SEE
TABLE 2, SECTION H.

SUBSEQUENT PHASE SCHEDULE ACTIMITIES DEPEND UPON
MARKET & ECONOMIC CONDITICNS OVER THE NEXT FEW YEARS.

DURING PART QF THE 20 CAMBRIDGESIDE CONSTRUCTION - LOADING DEMAND IS REDUCED
BY SEARS AND MACY'S CLOSINGS.

DURING THE UPPER GARAGE DEMC AND FIRST STREET BUILDING RECONSTRUCTION -
LOADING DEMAND IS REDUCED BY BEST BUY CLOSING.

TOTAL OF CN-SITE SHORT TERM AND LONG TERM SPACES.

THE RANGES PROVIDED ACCOUNT FOR CONSTRUCTION ACTIVITY USE AND ULTIMATE.
CONFIGURATION OF THE NUMBER AND TYPE OF WASTE HANDLING DOCKS.
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