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Please see attached behind an excerpt of the Wind Study that was 
prepared	for	the	Project.		The	full	Wind	Study	(including	figures	
and tables) is attached as Appendix C.
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PUD-8 Special Permit
CambridgeSide
Cambridge, MA

2.3 Parking and Loading Plan
(Section 13.102.3(c))

2.3.1 Vehicular Parking 
The existing Mall is served by the existing aboveground “Upper 
Garage”, which is accessed by a driveway on First Street, and the 
underground “Lower Garage”, which is accessed by driveways on 
Land Boulevard, Cambridgeside Place and First Street. The Upper  
Garage will be replaced with the new 80 & 90 First Street building, 
whereas the Lower Garage, which contains 1,695 parking spaces, 
will	remain	in	its	existing	configuration	to	support	the	Project1 . 

2.3.2 Restrictions and Committments Applicable to  
Parking Facilities 
The Parking Study included in the Appendix G describes the exist-
ing Commercial Parking Permit applicable to the Project site, as 
well as ongoing lease agreements and programs to make parking 
spaces available to third-party users.

The Lower Garage provides three levels of parking with the top 
level providing approximately 300 spaces and the lower levels 
providing approximately 700 spaces each. There are long-term 
leases in place with three entities, the Royal Sonesta hotel, the 
Hotel Marlowe, and a neighboring commercial tenant, PegaSys-
tems. Together, these "committed spaces" account for 362 spaces 
that are reserved for these intended users. However, only the  
Sonesta Hotel spaces are "corralled", i.e., separated from the 
available general parking. As described in the TIS, the three exist-
ing long-term lease agreements will be maintained until their 
stated expiration and programs to make parking spaces available 
to	third-party	users	will	be	modified	over	time	to	reflect	demand	
and usage. Overall, the TIS indicates that the Lower Garage will 
have adequate capacity to support the Project and any long-term 
lease or third-party user agreements that will remain in place.

The Commercial Parking Facility Permit for CambridgeSide was 
last amended in 2000 and provides certain restrictions on us-
ers, such as a limit on parking spaces available before 10:00 AM 
and a number of spaces that must be available to courthouse 
employees that will be further amended as part of the Project. As 

1 It is currently anticipated that parking spaces at the Project will 
be reduced over time from 2,490 spaces to approximately 1,695 
parking spaces at full buildout, which number may increase or 
decrease depending on final design and construction condi-
tions. In all cases, the Project will provide adequate parking to 
serve the Project’s uses and will not exceed the maximum park-
ing requirements set forth in Section 13.106.4 of the Ordinance.

allowed	by	the	Permit,	certain	off-site	users	have	been	allowed	to	
park in the garage, including any Cambridge employees, exist-
ing	off-street	spaces	that	are	permanently	eliminated	elsewhere,	
and temporary construction personnel parking. The Permit also 
includes a number of TDM measures that CambridgeSide has 
implemented such as shuttle bus service, membership in the 
Charles River TMA, and the provision of bike spaces, all of which 
will be strengthened and enhanced as part of the Project. The 
Parking Study details proposed amendments to the existing  
Commercial Parking Permit, which would allow the Lower Garage 
to operate in a manner consistent with serving the Project and the 
neighborhood’s	needs.	

2.3.3 Bicycle Parking 
In compliance with the bicycle parking requirements of Section 
6.100 of the Ordinance, the Project proposes to increase the 
number of long-term bicycle storage spaces from 46 to 450. Bike 
storage facilities will be accessed at grade in the proposed 60 and 
110 First buildings, or will be accessed via elevator service to the 
Lower Garage bicycle storage facility in 20 CambridgeSide or to 
the	second	floor	of	80	&	90	First	Street.	The	number	of	short-term	
bicycle storage spaces will increase from 85 to 175, with an addi-
tional 15 bikes provided by the Blue Bikes service. New bike racks 
will be located near prominent building entries and distributed 
throughout the public realm.

2.3.4 Loading and Service Areas 
The existing Mall is loaded from two service areas with multiple 
loading docks, located on First Street and Land Boulevard, which 
will continue to serve the site once redeveloped. The two service 
areas are anticipated to remain in their existing locations on Land 
Boulevard and First Street, but will be reconditioned or rebuilt as 
a part of the Project. 

The exhibits that follow in this Section 2.3 supplement the 
information above and identify:

• Location and number of vehicular parking spaces;

• Location and number of loading bays; and

• Location and number of short- and long-term bicycle spaces.
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PUD-8 Special Permit
CambridgeSide
Cambridge, MA

2.4 Connectivity Plan
(Section 13.102.3(d))

2.4.1 Pedestrian and Bicycle Connectivity
As shown on Exhibits CP.1 through CP.4, the Project is served 
by an existing network of streets and sidewalks consistent with 
its	urban	setting,	and	benefits	from	the	network	of	pedestrian	
and bicycle paths that connect through Canal Park and onto the 
Charles River. The Project is unique given its direct pedestrian 
connection between Charles Park and Canal Park through the 
interior Mall atrium, which has been a critical pedestrian connec-
tion for the East Cambridge neighborhood since the opening of 
the existing Mall in 1990. This interior publicly-accessible network 
will be expanded through construction of the 60 First Street build-
ing by way of the proposed interior gallery connection from First 
Street through this new building to the Mall food court, which will 
include dynamic Active Uses, as shown on Exhibit AP.1 in Section 
2.6 of this Volume II. This enclosed connection from First Street 
into	the	ground	floor	of	the	mall	is	being	provided	in	response	to	
ongoing interest expressed by the East Cambridge neighborhood.

The available pedestrian and bike connections through and 
around the Project site on Cambridgeside Place, First Street and 
Thorndike Way provide direct links through Canal Park to the 
entire DCR Charles River Basin network of pedestrian and bicyclist 
pathways. These pathways are important not only for recreation 
but also increasingly as commuter routes relieving highway and 
transit systems.

The	Project’s	proposed	landscaping	and	streetscape	improve-
ments	and	incorporation	of	ground-floor	Active	Uses	along	First	
Street, Cambridgeside Place, Land Boulevard and Thorndike Way 
promote enhanced pedestrian and bicycle connections to the ad-
jacent community and open space network. Canal Park improve-
ments include enhanced pedestrian and bike circulation through 
upgrading	of	paving	materials	and	lighting	along	the	water’s	edge.	
Informal seating and passive use will be enhanced by simplifying 
circulation to create better access to open space amenities.

The	Project’s	transformation	of	First	Street,	activation	of	Thorn-
dike Way and Canal Park and new enclosed entry from First 
Street	to	the	mall’s	ground	floor	collectively	create	a	much	more	
welcoming pedestrian and bicycle environment than exists at the 
Project site today.

The Connectivity Plans included in this Section 2.4 illustrate 
approximate pedestrian and bicycle access and egress points 
through the Project.

2.4.2 Vehicular and Public Transit Connectivity
The Project is bordered by Land Boulevard, Cambridgeside Place 
and First Street and is served by this existing City street network. 
As shown on Exhibits CP.5 and CP.6, the Project is served by an 
existing public transit network that includes access to a variety of 
public transportation modes, including the red and green lines 
and MBTA and private shuttle buses, connecting the Project site to 
the greater Cambridge and Boston communities. Accordingly, the 
Project site is very well situated to encourage alternative modes 
of transportation and reduce single occupancy vehicle use given 
its proximity to such an extensive public transit network. 

The Connectivity Plans attached as Exhibits CP.5 and CP6 illus-
trate approximate vehicular access and egress points through  
the Project.

The exhibits that follow in this Section 2.4 supplement the 
information above and illustrate:

• Pedestrian circulation routes;

•  Pedestrian access and egress points to buildings and parking 
facilities within the PUD-8 Development Parcel;

• Bicycle circulation routes;

•  Bicycle access and egress points to buildings and parking 
facilities within the PUD-8 Development Parcel; 

• Connections to nearby public transit; and 

•  Vehicular access and egress points to buildings and parking 
facilities within the PUD-8 Development Parcel.

Proposed pedestrian and bicycle improvements can be  
summarized as follows:

• Increased sidewalk widths where possible

•  Safe and improved universal accessibility

•  Improved pedestrian and bike connections to public  
transportation creating a greener project

Improvements and enhancements will be made to the existing 
bike network which runs along First Street and has connections  
to the Canal Park. These improvements will: 

• Assist cyclists with safe routes along the Project edge

• Will be separate from pedestrian walkways

• Provide	clearly	defined	access	points	to	the	canal	park

•  Provide on-street and on-site parking opportunities  
(see bike parking diagram)      
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PUD-8 Special Permit
CambridgeSide
Cambridge, MA

2.5 Open Space Plan
(Section 13.102.3(e))

Pursuant to Section 13.105 of the Ordinance, a minimum of 20% 
of the land area within the PUD-8 Development Parcel shall be 
Public	Open	Space	or	Publicly	Beneficial	Open	Space	(as	such	
terms	are	defined	in	Article	2.000	of	the	Ordinance),	which	Open	
Space may be located in the PUD-8 District and/or within 1,000 
feet of such district provided that the Applicant demonstrates that 
it,	or	its	affiliates,	has	historically	contributed	to,	or	is	committed	
to contributing to, the creation of such Open Space.

As shown on the Open Space Plan Exhibit OSP.1, the Project pro-
vides more than 20% of the land area within the PUD-8 Develop-
ment Parcel as Open Space under Section 13.105 of the Ordinance, 
and	subject	to	final	Project	layout	and	design,	may	provide	up	to	
approximately 64% of such land area as Open Space. 

2.5.1 Historic Open Space
The open space at and surrounding the Project site is a wonderful 
natural asset that will continue to serve the needs of the commu-
nity similar to the way it does today - by providing a mix of passive 
and active circulation, gathering spaces, and natural greenery. 
In connection with the original construction of the Mall in 1990, 
the Applicant provided for a substantial amount of open space, 
including (i) development of Cambridgeside Place (then known as 
Charles Street Extension), (ii) creation of the sky-lit public pedes-
trian atrium that connects Charles Park to Canal Park and the 
riverfront, and (iii) contribution to the design and development  
of Charles Park and Canal Park. See Figure 2.5.1 – 1978 East  
Cambridge Riverfront Plan. 

The	Applicant’s	specific	contri-
butions to the development of 
Cambridgeside Place, Canal Park 
and Charles Park are detailed 
in the Development Agreement 
for the Cambridgeside Galleria, 
Cambridge, Massachusetts by and 
between the City of Cambridge and 
Trustees of Cambridgeside Galleria 
Associates Trust dated as of June 
30,	1987	(as	amended	and	affected	
by	various	Certificates	of	Comple-
tion), the Maintenance Agreement 
for Lechmere Canal Park between 
the City of Cambridge and Trustees 
of Cambridgeside Galleria Associ-
ates Trust dated as of September 1, 

1991 (as amended) and a Canal Park Maintenance Agreement 
dated as of March 1, 2003 between Cambridgeside Galleria, Inc. 
and various abutters (and approved by the City of Cambridge).  
In	summary,	the	Applicant	or	its	affiliates	dedicated	land	in	fee	
and/or granted public easements to the City of Cambridge to 
establish Cambridgeside Place (then Charles Street Extension) 
and Charles Park, contributed funds for the maintenance of 
Charles Park once completed, and completed the construction 
of a portion of Canal Park and agreed to ongoing maintenance 
obligations with respect to the same that still exist today. 

The Project and the East Cambridge neighborhood continue to 
benefit	from	the	two	parks	created	and	maintained	as	part	of	
the original CambridgeSide development. The open space that 
surrounds CambridgeSide is a wonderful natural asset that will 
continue to serve the needs of the community similar to the way  
it does today - by providing a mix of passive and active circulation, 
gathering spaces, natural vegetation, and wildlife/insect habitats. 
The proposed changes intend to enhance and expand these fea-
tures in places and spaces that are lacking them today. 

These historical (and ongoing) open space contributions account 
for approximately 171,600 square feet of Public Open Space and 
approximately	41,800	square	feet	of	Publicly	Beneficial	Open	
Space under Section 13.105. 

Figure 2.5.2 – Historic photos of Lechmere Canal from the 1970’s

2.5.2 Enhancements to Historic Open Space
The Applicant also proposes to enhance and expand upon 
the above-described open space features that were created 

in connection with the original development of the Mall. The 
Project’s	proposed	changes,	as	shown	on	the	Open	Space	Plan	
and associated Exhibits, intend to enhance and expand these 
features in places and spaces that are lacking them today. Existing 
streetscapes will be refreshed and enhanced with new paving, 
widened sidewalks, new tree plantings and site furnishings to 
support an enlivened retail environment along First Street, Cam-
bridgeside Place and Land Boulevard.

Proposed Canal Park improvements include enhanced pedestrian 
and bike circulation through the upgrading of paving materials 
along	the	water’s	edge.	Informal	seating	and	passive	uses	will	be	
enhanced by creating a grand lawn overlooking the Canal suitable 
for lounging, picnics, and special events. This will also provide the 
benefit	of	reducing	the	area	of	impervious	surfacing	and	increas-
ing the amount of ground water recharge. At the retail edges of 
Canal Park, seating areas will be expanded beneath the existing 
mature tree canopy, which, along with the removal and replace-
ment of overgrown shrub plantings, will greatly improve visibility 
and community connectivity to the Canal. The existing paving will 
be reset or replaced as needed, to improve safety and universal 
access. Additionally, the existing stairs and ramps connecting the 
upper walkways to the lower canal walk will be replaced in order 
to both open their visual connectivity and to meet current univer-
sal access standards. Finally, in response to neighborhood safety 
concerns, additional lighting will be provided throughout Canal 
Park. Exhibits OSP.3 through OSP.8 provide conceptual illustra-
tions of the proposed Canal Park improvements.

As depicted on Exhibits OSP.4, at the Land Boulevard Bridge 
underpass, where safety is of the utmost importance, new paving 
and proper lighting will be provided, and art installations inside 
the tunnel-like areas beneath the Bridge are proposed to enliven 
and enrich the experience for pedestrians and cyclists. 

2.5.3 New Open Space
In addition to maintaining and improving the above described 
open spaces, and subject to receipt of necessary permits and 
approvals, the Applicant proposes a number of new open space 
improvements, centered around activating First Street in con-
nection with the Project. The Applicant proposes widening the 
sidewalk along a majority of the Project site that abuts First Street 
in	order	to	allow	for	dynamic	programming	of	ground-floor	Active	
Uses and increased pedestrian amenities and furnishings. The 
Project also includes two new pocket parks along First Street, 
which will provide spacing between buildings and help to create 

a pedestrian-centric scale. Finally, the Project will involve the 
creation of a new pedestrian connection from First Street, through 
the new 80 & 90 First Street building, into the sky-lit atrium and 
Mall food court. This connection will include Active Uses, creat-
ing an engaging new public space. These new open spaces are 
currently anticipated to account for approximately 18,000 square 
feet	of	Publicly	Beneficial	Open	Space	under	Section	13.105.	The	
Project also proposes re-creating Thorndike Way by installing 
new pavers, plantings, furnishings and lighting features to create 
a more welcoming and dynamic connection from First Street to 
Canal Park. 

As described above, the Project complies with the Open Space 
requirements of the PUD-8 zoning as it provides more than 20% 
of the land area of the PUD-8 Development Parcel as Open Space 
under Section 13.105.

The exhibits that follow in this Section 2.5 supplement the 
information above and:

•  Quantify the areas of all open space areas utilized in  
satisfaction of Section 13.105; and

•  Illustrate conceptual improvements planned for these open 
spaces, including representative materials, furnishings, light-
ing and art installations.  Please refer to Volume III for more 
detailed design proposals for the open space improvements 
associated with the initial phase buildings – i.e., Canal Park, 
Land Boulevard Bridge and Thorndike Way improvements.

The	final	location	and	design	of	the	proposed	open	space	improve-
ments	will	be	determined	as	part	of	the	final	construction	plans	
for	the	initial	and	subsequent	buildings,	which	final	configuration	
will	be	subject	to	review	by	the	Project’s	Retail	and	Open	Space	
Advisory Committee that will include representatives from the 
Community Development Department and the East Cambridge 
neighborhood.

Figure 2.5.1 – 1978 East  
Cambridge Riverfront Plan
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