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Application Structure

This application is organized in four volumes, structured as follows:

Volume | contains various supporting written materials for issuance of the requested special permits, including
special permit forms, a general site history and Project description, a summary of the requested special permits
and detailed responses to applicable special permit approval criteria.

Volume Il contains the PUD-8 Development Proposal for the Project, including all plans, studies and reports
required by Section 13.102.3 of the PUD-8 zoning. Certain technical studies and reports are summarized in
Volume Il and provided in their entirety in the Volume Il Appendix.

Volume Il contains design review materials for the redeveloped 20 CambridgeSide and 60 First Street buildings
(currently known as Macy’s and Sears, respectively) and landscape and hardscape improvements associated with
those initial buildings, which package is being submitted for final design review and approval by the Planning
Board at this stage. The Applicant is seeking approval of conceptual design for the 80 & 90 and 110 First Street
buildings (currently known as the Upper Garage and Best Buy, respectively); the Applicant will return to the
Planning Board for final design review of these buildings closer to their proposed construction in accordance
with any applicable terms of the PUD-8 Special Permit.

Volume IV contains more specific materials for issuance of a Minor Amendment to PUD-4 Special Permit (PB #66),
including special permit forms, a general permitting history, a brief Project description and a summary of the
requested minor amendment.




CAMBRIDGESIDE 2.0 | VOLUME I: SPECIAL PERMIT MATERIALS

List of Acronyms

Acronym Meaning

ADA Americans with Disabilities Act

ASCT Adaptive Signal Control Technologies

BANCT Best Available Noise Control Technology

BMP Best Management Practice

CCPR Climate Change Preparedness and Resilience Plan
CCVA City of Cambridge Vulnerability Assessment

CDPW Cambridge Department of Public Works

CWD Cambridge Water Department

DCR Massachusetts Department of Conservation and Recreation
ECAPS East Cambridge Planning Study

EENF Expanded Environmental Notification Form

FEMA Federal Emergency Management Agency

FIRM Flood Insurance Rate Map

GFA Gross Floor Area

HOV High Occupancy Vehicle

I/1 Infiltration/Inflow

MA WPA Massachusetts Wetlands Protection Act

MassDEP Massachusetts Department of Environmental Protection
MWRA Massachusetts Water Resource Authority
MassGIS Massachusetts Geographical Information Systems
PUD Planned Unit Development

SF Square Feet

TMDL Total Maximum Daily Load

TDM Transportation Demand Management
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1.5 Project Team

Applicant:

New England Development

75 Park Plaza

Boston, MA 02116

Contacts: John E. Twohig (617) 243-7070 and Sarah T.
Lemke (617) 243-7847

Attorney:

Goulston & Storrs

400 Atlantic Avenue

Boston, MA 02110

Contact: Timothy W. Sullivan

Architect:

Elkus Manfredi Architects

25 Drydock Avenue

Boston, MA 02210

Contact: Brian Roessler, AIA, LEED AP

Civil Engineer:

Tetra Tech

31 State Street, 3rd Floor

Boston, MA 02109

Contact: Jason S. Hellendrung, ASLA, PLA

Development Consultant:
The McKinnon Company

1 Leighton Street, Unit 1905
Cambridge, MA 02141
Contact: Richard McKinnon

Geotechnical Engineer:

Sanborn Head

98 North Washington Street, Suite 101
Boston, MA 02114

Contact: Vernon R. Kokosa, PE

Mechanical/Electrical/Plumbing Engineers:
BR+A

10 Guest Street, 4th Floor

Boston, MA 02135

Contact: David Trumble

WSP USA

88 Black Falcon Avenue, Suite 210
Boston, MA 02210

Contact: Thomas Burroughs, PE, LEED AP

Traffic Engineer:

Vanasse & Associates, Inc.

35 New England Business Center Drive, Suite 140
Andover, MA 01810

Contact: Scott W. Thornton, PE

Air/Noise:

Tech Environmental

303 Wyman Street, Suite 295
Waltham, MA 02451

Contact: Marc C. Wallace, QEP, INCE

Sustainability/LEED:

The Green Engineer

23 Bradford Street, 1st Floor

Concord, MA 01742

Contact: Chris Schaffner, PE, LEED Fellow, WELL AP

Wetland Scientists:

AECOM

9 Jonathan Bourne Drive
Pocasset, MA 02559

Contact: Kathryn Barnicle, PWS

Durand & Anastas Environmental Strategies, Inc.
250 Northern Avenue, Suite 400

Boston, MA 02210

Contact: Steve Mague

Landscape Architect:

IBI Group

21 Custom House Street, 3rd Floor
Boston, MA 02110

Contact: Carl Frushour, ASLA

Surveyor:

BSC Group

803 Summer Street
Boston, MA 02127
Contact: Sean Ewald, PLS

1-8



CAMBRIDGESIDE 2.0 | VOLUME I: SPECIAL PERMIT MATERIALS

1.6 Certifications from City Departments

Completed Certifications of Receipt of Plans from the City of Cambridge Arborist, the City of Cambridge Traffic,
Parking and Transportation Department and the City of Cambridge LEED Specialist are included in this Section
1.6. Asis customary, the following Certifications of Receipt of Plans will be submitted to the Planning Board
following submission of this application: City of Cambridge Department of Public Works; and City of
Cambridge Water Department.
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Certification from City of Cambridge Arborist
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Certification from City of Cambridge Traffic, Parking, + Transportation
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Certification from City of Cambridge Traffic, Parking, + Transportation
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The CambridgeSide site historically, in the 1980’s
before construction, and in 2019

2.0 Site History and
Proposed Project

The following paragraphs summarizes the site back-
ground, existing conditions and proposed plan for
the future of CambridgeSide in order to help provide
context regarding the long history of CambridgeSide
and how that history has shaped the proposed
redevelopment.

CambridgeSide: the Past

Situated in the heart of the East Cambridge neighbor-
hood and along the banks of an inlet (the Lechmere
Canal) of the Charles River, CambridgeSide is a million
square foot retail shopping destination featuring over
80 stores and restaurants. Attracting over 7,000,000
visitors per year, CambridgeSide is both an important
community gathering place for the East Cambridge
neighborhood and a major tourist attraction. The
location - the Lechmere Triangle - was originally

a mix of waterfront industrial uses that built up along
the Charles River at the beginning of the 20th century.
By the end of World War II, much of this industry

was gone. Redevelopment of the property was first
considered by the City of Cambridge in 1978 through
the creation of a riverfront plan for the East Cambridge
waterfront. A primary concern of the plan was how
the vacant and deteriorating industrial properties
along the River and Canal were impacting the East
Cambridge residential neighborhood. The first two
priority actions of the 1978 East Cambridge Riverfront
Plan were (i) the creation of a new 16-acre open space
system for the community and (ii) transformation

of the Lechmere Canal into a new focal point of open
space, retail and residences.

This vision ultimately took a major step toward frui-
tion in 1990 when Cambridgeside Galleria Associates
Trust transformed this industrial area into the original
Cambridgeside Galleria Mall (now known as “Cam-
bridgeSide”). Office uses and what became the Hotel
Marlowe were later added to this area. Along with
others, the Applicant contributed to design and con-
struction of Canal Park as the centerpiece of this open
space system, after which the Park was donated to
the City of Cambridge. The design of the Galleria was
organized with a central sky-lit atrium that functions as
an indoor public extension of this open space system,
linking Canal Park to Charles Park. Charles Park was
built on land proximate to CambridgeSide, a majority
of which land was donated by the Applicant.

21
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Existing Site Conditions

CambridgeSide: the Present

From its inception, CambridgeSide has tried to stay
ahead of its time, continually looking forward and
ever evolving to maintain its place as both a commu-
nity gathering place and an economic engine for
both the neighborhood and the City. For example,
in addition to always trying to keep the retail offer-
ings fresh and relevant, the property owners made a
multi-million-dollar investment in interior and exte-
rior upgrades between 2017 and 2018. Recognizing
the changing nature of retail and in the face of high
vacancy rates and stagnant rents on the upper levels
of CambridgeSide, the Applicant obtained approval
from the City of Cambridge in 2019 to convert the
third floor of the Mall from retail to office use. This
change will allow CambridgeSide to offer the mix of
uses that were envisioned when the property was
originally constructed, bringing more people into
the property and fostering the connections between
complementary retail, restaurant and office uses.

While the interior and exterior upgrades and the
third-floor conversion were an important first step,
CambridgeSide must continue to evolve and to plan

for the next thirty years, as it has for the last thirty
years. Retail is evolving as e-commerce changes the
way that consumers shop, with the impact greatest
on so called “big box” stores. This transformation is
particularly evident at CambridgeSide. Since its open-
ing, CambridgeSide has seen significant changes in
its retail program. For example, of the three anchor
department stores, (i) Lechmere Sales closed decades
ago; (ii) Sears closed in December 2018; and (iii)
Macy’s has reduced its footprint within the Mall and
continues to announce store closures across the
country. Given the current market conditions, “big
box” retail is not an economically viable use to infill
the large vacant space resulting from these closures.
Further, with retail foot traffic on the decline, large
blocks of retail fail to create the type of activity that is
vital to maintaining CambridgeSide as a destination
for the community and the region. CambridgeSide
needs to change the mix of uses currently present on
site to bring back the vitality and energy that existed
when the Mall first opened.
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Proposed Development Plan

CambridgeSide: the Future

In light of all of these factors, the Applicant has created
a new vision for CambridgeSide, one that continues
the retail history of the original center and adapts

to become a mixed use development where people
can shop, work, live, meet and enjoy the arts. The
Project proposes to achieve that vision by maintain-
ing the core retail presence within the sky-lit Mall and
by re-using and re-purposing the empty anchor spaces
and the above-ground parking garage (the “Project”),
while bringing active retail to the ground level along
First Street and the canal. Over the last two years, the
property owners met with their neighbors and the
City of Cambridge to create and refine a development
proposal that honors the original vision. In December
of 2019, the City of Cambridge City Council, consis-
tent with a positive recommendation from the City of
Cambridge Planning Board, voted to approve a rezon-
ing of the property into a new Planned Unit Develop-
ment 8 (PUD-8) District, Section 13.100 of the City

of Cambridge Zoning Ordinance (the “Ordinance”)
that allows retail, office, laboratory and restaurant
uses, as well as requiring a minimum of 30% of the

Net New Gross Floor Area (GFA) (as defined in Sec-
tion 13.104.1 of the Ordinance) to be constructed as
residential uses.

In accordance with the PUD-8 zoning and the vision
for the property, the Project will maintain active retail
and office uses within the Mall, as well as the public sky-
lit atrium open space that is the heart of Cambridge-
Side. Along with the redevelopment of the former
anchor stores and the above-ground garage, the
Project will also include an addition of approximately
575,000 square feet of Net New GFA as permitted by
the PUD-8 zoning ordinance, expanding the existing
approximately 1.090 million square foot retail shop-
ping destination to an approximately 1.665 million
square foot mixed use development. Approximately
175,000 square feet of that total Net New GFA will

be devoted to residential uses, while approximately
400,000 square feet of Net New GFA will be devoted
to commercial uses, currently anticipated to include
a combination of office, laboratory, restaurant and
retail uses.
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Existing view of First Street today and proposed view after redevelopment

Table 2-1 Program Table above-ground parking structure and loading dock

Area Existing SF Proposed SF
(Approx)* (Approx)

Core Mall Building | 455,000 455,000

Commercial

Buildings (Anchors) 362,000 900,000

Commercial

Buildings (Garage) 273,000 135,000

Residential Building | O 175,000

Total 1,090,000 | 1,665,000

575,000 SF Net New GFA allowed by PUD-8 Zoning

Other key features of the Project include the following:

« Recognizing the important role of residential
within the future mixed-use Project and the
housing shortage within the City, the property

owners agreed to an unprecedented commitment
of 65% affordable housing (i.e., 30% as Inclusionary

Housing and 35% as Middle Income Units) within
the Project.

« The PUD-8 incorporates stringent sustainability

and resiliency standards: the Project will meet LEED

Gold Core and Shell, is committed to providing
no access to fossil fuels within the living area of
the residential component of any building, and in
alignment with the City’s goals, will evaluate how
to make the Project Net Zero Ready for the future.

« The Project will transform First Street through the

redevelopment of the existing inwardly focused

creating an unlively facade addressing the East
Cambridge neighborhood across First Street. The
Project including replacing those structures with
new building entrances and retail on the street, as
well as a mid-block connection from First Street
into CambridgeSide. Additionally, all new ground-
up buildings fronting on First Street will provide

a building setback that allows for a wider side-
walk, improved plantings and furnishings, and
other pedestrian and bicycle amenities. Lech-
mere Canal and Cambridgeside Place will also be
revitalized by additional building enhancements
and active uses, creating improved connections
for the neighborhood to the River.

Itis anticipated that the Project will involve the
investment of approximately $6,900,000 on
transportation-related measures to improve
mobility within the neighborhood, including

a new study focused on the First Street corridor.

The Project will provide improvements to the
existing on-site open spaces, including Canal
Park, through the addition of plantings, trees
and landscaping.

Since its construction, CambridgeSide has con-
sistently been one of the highest taxpayers in the
City. The Project will contribute an estimated
addition of approximately $3,000,000 in new
property taxes paid to the City of Cambridge per
year, for a new estimated total of approximately
$7,000,000 per year at full buildout.

2-4
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« The Project will create over approximately 5,000
temporary construction jobs over the full build-
out of the Project and over 3,000 permanent jobs,
in addition to maintaining the more than 1,200
existing jobs in the core Mall component.

When finished, the Project will complete the re-imagin-
ing of CambridgeSide as a diverse, dynamic, mixed-
use center, ensuring its viability for decades to come
and. Project benefits are summarized in Section 4.0
below and discussed in more detail in Section 1.2 of
Volume 1.

2.1 Development Plan

In addition to existing site constraints and changing
market demands, several factors influenced the
Applicant’s development plan for the Project, includ-
ing ownership and economic feasibility, which devel-
opment factors are described in this section.

Ownership

The following chart summarizes current ownership
of the Project site. It is the Applicant’s intention to
continue the long-term ownership position while
leasing portions of the Property to various tenants
and occupants.

Table 2-2 Project Ownership
Property/ Current

Owner
Parcel Address
Cambridgeside Galleria
“Mall 100 Cambridge- | Associates Trust (f/k/a
Parcel”* side Place Riverside Galleria
Associates Trust)
“BestBuy | 106-108 First | ComPridgeside Partners
. LLC, a Delaware limited
Parcel Street S
liability company
Former 60-68 First NW Cambridge property
Sears Owner LLC, a Delaware
. Street o L
Parcel limited liability company

1 This parcel includes the core Mall, Macy’s building and Upper
Garage. The City of Cambridge owns a small portion of this parcel
but has granted the property owner permanent and exclusive use
rights as evidenced by the Grant of Easement from the City of
Cambridge dated February 24, 1989, recorded in Book 19732,
Page 554 and filed as Document No. 796209.

Economic Feasibility

Market Demand/Conditions

The Project site benefits from its close proximity to
the innovation occurring in Kendall Square and access
to a variety of public transportation modes, including
the red and green lines, MBTA and private shuttle

buses, and bicycle and pedestrian routes, connecting
the property to the greater Cambridge and Boston
communities. With low vacancy in Kendall Square,
office and laboratory tenants are looking toward the
Project site and Cambridge Crossing for new oppor-
tunities, while still providing easy access back to the
innovation clusters in Kendall Square. The Project
will include a host of important amenities like on-site
open space and active retail and restaurant opportu-
nities, making the Project site uniquely attractive.

An independent economic analysis was prepared at
the direction of the City Council during the PUD-8
rezoning process. The study analyzed the Applicant’s
pro forma, supporting documentation, construction
cost estimates, and estimated returns for the antici-
pated mix of uses and associated rent levels (includ-
ing the Project’s extraordinary affordable housing
commitment, detailed below), and ultimately found
that the Project will respond to market conditions
with a fair return.

Financing Plan

The property owners have funded the predevelop-
ment costs for the Project to date, including design
and other consultant costs, and will continue to fund
such costs in the near term. In the longer term, the
property owners may fund portions of the construc-
tion of the Project through a combination of equity,
debt, and/or construction financing. The total budget
amount for the predevelopment and construction
periods is approximately $1 billion.

2.2 Community Engagement

Since opening CambridgeSide in 1990, the Applicant
has enjoyed a strong relationship with the City and,

in particular, the East Cambridge neighborhood.
CambridgeSide has historically provided employment
and shopping opportunities and served as a commu-
nity gathering place. Further, the Applicant has been
an engaged community member, supporting local
charitable organizations and even establishing, and
continuing to financially support, the East Cambridge
Scholarship Fund.

Over the last 30 years, the Applicant has maintained
frequent communication with City departments and
the East Cambridge community. Over the last two
years, in particular, the Applicant has met numerous
times with various City departments, neighborhood
groups, abutters and the general public in connection
with the review and approval of the new PUD-8 Dis-
trict. In addition to numerous informal meetings, the
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Applicant was involved in approximately 20 to 30 for-
mal meetings, including with the City Council, the City
Council Ordinance Committee, the Planning Board,
the Community Development Department, the East
Cambridge Planning Team and abutter groups (e.g.,
Thomas Graves Landing, One First, and the Regatta).

Pursuant to Section 13.102.10 of the Ordinance, the
Applicant had a Pre-Application Conference with the
City Council on March 23,2020 and with the Planning
Board on June 16, 2020. The Applicant presented

a package of graphic and written materials to the
City Council and Planning Board in connection with
these conferences in order to describe the conceptual
development plan. In light of the COVID-19 pandemic,
certain provisions of the open meeting law were sus-
pended, allowing for the City Council Pre-Application
Conference to be held virtually. The public was able
to watch the City Council hearing and participate by
dialing in.

As required by the Planning Board Rules, the Applicant
also held a Pre-Application Community Meeting on
April 16,2020 from 5:30 p.m. to 7:30 p.m. Given Gov-
ernor Baker’s March 15, 2020 Order imposing strict
limitations on the number of individuals allowed to
gather in one place during the COVID-19 pandemic,
the Pre-Application Community Meeting was conduct-
ed remotely via Zoom. Abutters were given advanced
notice of the community meeting in compliance with
the Community Development Department (CDD)
Guidelines. The Applicant sent mailers to direct
abutters and abutters to abutters within 300’ and
coordinated with the East Cambridge Planning Team
(ECPT) and East Cambridge Business Association
(ECBA) to ensure that these community groups also
advertised the meeting to their email listservs. CDD
also posted the meeting information on its website.
Over 40 members of the public attended the commu-
nity meeting during which the Applicant presented
graphic and written materials regarding the proposed
development plan and hosted an interactive question
and answer session. Individuals were able to submit
questions in advance or during the meeting via email
or voicemail, or attend the meeting virtually - either
by logging in through Zoom or dialing in - to ask
questions “live”. The meeting ultimately ran beyond
its advertised 7:30 p.m. end time. Approximately

15 questions or comments were submitted in total,
and all participants who had a question were able to
voice the same. Schedule 1 attached hereto summa-
rizes the questions or comments raised by commu-
nity members and how such comments or questions
informed the Project proposal.

2.3 Requested Special Permits

The Applicant respectfully requests that the follow-
ing special permits be granted to permit the redevel-
opment and expansion of CambridgeSide from the
existing approximately 1.090 million square foot
retail shopping destination to an approximately
1.665 million square foot mixed-use development,
including residential, retail, office, laboratory and
restaurant uses:

« PUD-8 Special Permit pursuant to Section 13.102
of the Ordinance by the Planning Board, allowing
for redevelopment of the site into the Project (as
detailed throughout this narrative) and granting,
in its approval of a Final Development Plan, any
waivers required for the Project.

« Project Review Special Permit pursuant to Section
19.20 of the Ordinance by the Planning Board, al-
lowing for the new construction of approximately
175,000 square feet of residential use and 400,000
square feet of mixed commercial use (anticipated
to include retail, laboratory, office and restaurant
uses), along with the conversion of approximately
230,000 square feet of existing retail use to a mix
of commercial uses (anticipated to include retail,
laboratory, office and restaurant uses).

« Minor Amendment to the existing PUD-4 Special
Permit (PB #66), pursuant to Section 12.37.2 of
the Ordinance, to document the relationship
between the existing PUD-4 Special Permit and
the new PUD-8 Special Permit in accordance with
Section 13.102.9. Supporting materials for such
Minor Amendment are provided in Volume IV.

Except as noted above, compliance with criteria
necessary to grant the above requested special
permits is provided in the remainder of this Volume I.

2.4 Conclusion

The proposed redevelopment of CambridgeSide
fulfills the goals of decades of planning by the City
of Cambridge and the property owners by creating
an attractive mix of uses and re-examining the ways
in which CambridgeSide serves as an attraction for
residents, visitors and tourists alike. The Project
brings with it significant public benefits ranging from
the creation of much needed affordable and work-
force housing, transportation and other infrastructure
improvements, and public realm and open space up-
grades, as well as financial commitments to support
City of Cambridge and East Cambridge non-profit

2-6
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organizations and community groups. Further, it will
ensure the retention of jobs for the community, as
well as the retail offerings CambridgeSide provides for
the neighborhood, a key element of discussions with
the City and neighborhood over the past two years.
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3.0 Project Compliance
with Criteria for Special
Permit Approval

This Chapter 3 details the Project’s compliance with
the applicable Ordinance requirements and criteria
for granting the requested special permits, which are
as follows:

« General Special Permit Criteria (Section 10.43 of
the Ordinance)

« General Planned Unit Development (PUD) Devel-
opment Proposal Criteria (Section 12.35.3 of the
Ordinance)

« PUD-8 Special Permit Criteria (Section 13.102.4
of the Ordinance)

« Article 19 Project Review Special Permit Criteria
(Section 19.25)

This chapter is primarily organized in a “call and
response” fashion, such that the zoning criteria
from the Ordinance is presented in bold, with the
Applicant’s responses presented in italics.

3.1 Compliance with General Special
Permit Criteria (Section 10.43)

Pursuant to Section 10.43 of the Ordinance, special
permits will normally be granted where the specific
provisions of the Ordinance are met, except where the
Planning Board finds that the particular location or
use for which relief is sought would be to the detriment
of the general public because any of the following
items (a) through (f) applies to the proposed project.

Granting the special permits requested herein would
not be to the detriment of the public because none of
the following is true with respect to the Project:

(a) It appears that requirements of this Ordinance
cannot or will not be met, or

i. As detailed in Sections 3.1 through 3.4 of this
volume and the attached exhibits, studies and
reports in Volumes II, Il and 1V, the Project
complies will all applicable requirements of the
Ordinance related to granting the requested
PUD-8 Special Permit, Article 19 Project Review
Special Permit and Minor Amendment to PUD-4
Special Permit (PB #66).

(b) Traffic generated or patterns of access or

-

egress would cause congestion, hazard, or
substantial change in established neighbor-
hood character, or

i. The Transportation Impact Study (TIS) prepared

for the Project by Vanasse & Associates, Inc. (VAI)
and attached hereto as Appendix G in Volume Il
includes an analysis of the existing and future
vehicular traffic, pedestrian, and bicycle volumes
in the area and assesses the Project’s impacts on
congestion. With adoption of recommended im-
provements, traffic impacts from the Project were
determined to not result in additional congestion,
hazard, or substantial change in neighborhood
character of the streets surrounding the Project.

(c) The continued operation of or the development

-

of adjacent uses as permitted in the Zoning
Ordinance would be adversely affected by the
nature of the proposed use, or

i. Development of the Project will not adversely

affect the continued operation or development of
adjacent uses as it will provide housing opportu-
nities for nearby employees, as well as continuing
to provide retail and restaurant amenities for
neighborhood families and employees and ex-
panding its offering of employment opportunities
by creating up to approximately 3,000 new per-
manent jobs. Additionally, the Project has been
designed to be consistent with the various policy
plans and development guidelines applicable to
the site, including those set forth in the Eastern
Cambridge Planning Study dated October 2001,
the guidance provided in the Eastern Cambridge
Design Guidelines dated October 15, 2001, the
East Cambridge Riverfront Plan dated May 1978,
the East Cambridge Development Review Process
and Guidelines dated June, 1985 and the Cam-
bridge Riverfront Plan dated Spring 2011, which
support the development of beneficial and com-
plementary uses throughout the City.

(d) Nuisance or hazard would be created to the

detriment of the health, safety and/or welfare
of the occupant of the proposed use or the
citizens of the City, or
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i. The Project will provide enhanced pedestrian
connectivity through the provision of wider
sidewalks and improved public realm ameni-
ties, incorporate approximately $6,900,000 in
transportation-related improvements and be
constructed in accordance with all applicable
safety and building codes. The Project will also
provide a mix of residential and commercial uses
that complement adjacent uses and support the
continued vitality of the East Cambridge neigh-
borhood. Additionally, the Applicant will imple-
ment a detailed construction management plan
that will include discussion with neighbors and
keeping them informed on an ongoing basis in
order to mitigate any construction effects on the
neighborhood. Accordingly, the Project would not
create nuisance or hazard to the detriment of
the health, safety and/or welfare of occupants
of the Project or citizens of the City.

(e) For other reasons, the proposed use would
impair the integrity of the district or adjoining
district, or otherwise derogate from the intent
and purpose of this Ordinance, and

-

. The Project would not impair the integrity of the
adjoining districts, but rather will complement
the existing uses by providing a vibrant mixed-use
center with an extraordinary amount of afford-
able housing, and diverse retail, office, laboratory
and restaurant uses. Through the transportation,
utility, housing, open space and urban design
benefits of the Project identified in this narrative,
the Project advances the following purposes of
the Ordinance: to lessen congestion in the streets;
conserve health; to secure safety from fire, flood,
panic and other danger; to provide adequate
light and air; to prevent overcrowding of land;
to avoid undue concentration of population; to
encourage housing for persons of all income
levels; to facilitate the adequate provision of
transportation, water supply, drainage, sewer-
age, schools, parks, open space and other public
requirements; to conserve the value of land and
buildings, including the conservation of natural
resources and the prevention of blight and pollu-
tion of the environment; to encourage the most
rational use of land throughout the city, including
the encouragement of appropriate economic de-
velopment, the protection of residential neighbor-
hoods from incompatible activities and including
the consideration of plans and policies, if any,
adopted by the Cambridge Planning Board, and
to preserve and increase the amenities of the City.

(f) The new use or building construction is incon-
sistent with the Urban Design Objectives set
forth in Section 19.30.

i. As detailed in Section 3.4 below, the Project is
consistent with the Urban Design Objectives set
forth in Section 19.30.

Accordingly, as demonstrated by the above Section 3.1,
the project complies with the general special permit
criteria contained in Section 10.43 of the Ordinance.

3.2 Compliance with General PUD
Development Proposal Criteria
(Section 12.35.3)

Pursuant to Section 12.35.3 of the Ordinance, a Devel-
opment Proposal shall only be approved by the Plan-
ning Board if the Board makes certain determinations.
As detailed below, the Project’s PUD-8 Development
Proposal submitted herewith in Volume Il complies
with all such required findings.

The Project’s PUD-8 Development Proposal
detailed below:

(a) Conforms with the General Development
Controls set forth in Section 12.50, and the
development controls set forth for the specific
PUD district in which the project is located:

-

i. The Project complies with the General Develop-
ment Controls set forth in Section 12.50. Specifi-
cally, the Project (i) complies with existing policy
plans (see below), (ii) has a Development Parcel
that is at least 7.5 acres, and (iii) will comply with
any criteria or laws applicable to roadwork, utility,
landscaping and environmental or sustainability
improvements. As detailed in Sections 3.3 and

3.4 below, and as shown on the exhibits contained
in Volume lI, the Project complies with all devel-
opment controls applicable to the PUD-8 District,
including any height and Net New GFA parame-
ters, required housing standards (including

65% affordability restrictions) and consistency
with PUD-8 Design Guidelines and Principles.

(b) Conforms with adopted policy plans or
development guidelines for the portion of
the city in which the PUD district is located:

i. In compliance with the PUD-8 Design Guidelines
and Principles set forth in Section 13.107.5, the
Project is generally consistent with the various
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policy plans and development guidelines appli-
cable to the site, including those set forth in the
Eastern Cambridge Planning Study dated Octo-
ber 2001, the guidance provided in the Eastern
Cambridge Design Guidelines dated October 15,
2001, the East Cambridge Riverfront Plan dated
May 1978, the East Cambridge Development
Review Process and Guidelines dated June,
1985 and the Cambridge Riverfront Plan dated
Spring 2011.

(c) Provides benefits to the city which outweigh its
adverse effects; in making this determination
the Planning Board shall consider the following:

1. Quality of site design, including integration
of a variety of land uses, building types, and
densities; preservation of natural features;
compatibility with adjacent land uses;
provision and type of open space; provision
of other amenities designed to benefit the
general public:

i. As detailed in the Article 19 urban design
responses provided in Section 3.4 below,
the Project proposes redevelopment of the
site into a high-quality mixed-use center in-
cluding residential, office, laboratory, retail
and restaurant uses to continue serving the
surrounding neighborhood. Additionally,
the Project’s proposed uses complement
proximate office and retail uses by pro-
viding necessary housing - including an
unprecedented 65% affordability require-
ment - as well as providing dynamic office,
laboratory, retail and restaurant uses to fill
a demand within the City of Cambridge and
maintain an active retail presence for the
East Cambridge neighborhood. Finally, as
shown on the Groundfloor and Activation
Plan in Section 2.6 of Volume Il and the
Open Space Plan and associated exhib-
its in Section 2.5 of Volume Il, the Project
will maintain and enhance existing open
spaces, as well as create new open spaces
(e.g., wider sidewalks with improved street
furnishings and plantings, new pocket
parks on First Street and a new pedestrian
connection from First Street into the Mall
food court) and increase the presence of
ground-floor Active Uses to provide for a
more engaging streetscape around the site.

2. Traffic flow and safety;

i. The TIS prepared by VAl and attached as
Appendix G hereto analyzed the Project
traffic impacts in several areas of trans-
portation, including vehicular impacts
on streets and intersections, pedestrian
and bicycle facilities, transit systems, and
parking. The TIS was prepared in accor-
dance with the City’s guidelines and was
certified as “Complete and Reliable” by the
Cambridge Traffic, Parking and Transpor-
tation (TPT) Department on August 4, 2020.
While the TIS identified minimal increases
to delay for vehicles and pedestrians at
roadways and intersections adjacent to the
Project, with adoption of recommended
transportation improvements and Trans-
portation Demand Management (TDM)
measures, the Project is not anticipated to
result in any substantial negative impacts
to the streets surrounding the Project.

3. Adequacy of utilities and other public works;

i. As detailed in the Utilities Report attached
as Appendix F in Volume II, the Project can
be accommodated by the existing public
utilities and will make a significant I/1
contribution, in consultation with the City,
to offset any increased flows due to the
Project. More specifically, the Project team
is working with the CDPW on an I/l removal
project that will remove approximately
400,000 gallons of stormwater runoff
from the MWRA combined sewer. The Appli-
cant will coordinate with the City to the
extent improvements are needed to any
public utilities in order to accommodate
any building(s).

4. Impact on existing public facilities within
the city; and

i. The Applicant will maintain private on-site
property maintenance and trash collection
services. While the Project will have some
impacts on the City’s School, Police and Fire
Departments, the anticipated tax revenue
generated by the Project will result in an
extraordinary net benefit to the City even
taking into consideration the estimated
municipal costs generated by the Project.
For example, the Project at full buildout is
estimated to result in a de minimis num-
ber of new calls; specifically, the Project is
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estimated to generate 31 new calls per year
to the Police Department (compared with
an annual City-wide call volume of approx-
imately 67,000 calls) and 12 new calls per
year to the Fire Department (compared
with an annual City-wide call volume of
approximately 30,000 calls). Note that these
“new call” statistics are conservatively
calculated because they do not account

for the reduction in existing calls to the site
anticipated to occur in connection with
removal of existing retail space. Subject

to further study, the Project’s residential
component is anticipated to result in less
than 50 additional students entering the
Cambridge public school system.

5. Potential fiscal impact.

i. The Project will have a very positive fiscal
impact on the City. For example, it will
result in millions of dollars in increased tax
revenue for the City at full buildout. The
Project also requires implementation of
a robust package of public benefits, exceed-
ing $90,000,000, which include scholarship
contributions, transportation-related
improvements and an unprecedented
commitment to affordable housing at the
site (i.e., 35% of residential sf devoted to
Middle Income Units and 30% devoted to
Inclusionary Housing). Such benefits are de-
tailed in Section 1.2 of Volume II. Addition-
ally, the Project will create more than ap-
proximately 5,000 temporary construction
jobs over its full buildout and over 3,000
permanent jobs, in addition to maintaining
the more than 1,200 existing jobs in the core
Mall component.

Accordingly, as shown by the above Section 3.2, the
Project complies with the general PUD Development
Proposal approval criteria contained in Section
12.34.3 of the Ordinance.

3.3 Compliance with PUD-8 Special
Permit Criteria (Section 13.102.4)

Volume Il contains the Project’s PUD-8 Development
Proposal, which details the Project’s compliance with
the PUD-8 Special Permit submittal requirements
found in Section 13.102.3.

Section 13.102.4 of the Ordinance requires that
the Planning Board consider certain objectives

with respect to approving any PUD-8 Final Develop-
ment Plans.

In accordance with Section 13.102.4, this PUD-8
Development Proposal is consistent with each of
the following objectives:

(a) Providing a mix of commercial, including
research and technology, and residential uses,
with particular emphasis on ground-floor
retail along First Street, to encourage activity
throughout the day and evening.

-

i. As shown on the Site Development Plan attached
as Exhibit SDP.15 in Section 2.1 of Volume Il, the
Project proposes redevelopment of the Mall

into a vibrant mixed-use center including retail,
restaurant, office, laboratory and residential
uses. In compliance with Section 13.107.1 of the
Ordinance, the ground floor of buildings fronting
on Cambridgeside Place, First Street and Canal
Park will be occupied primarily by Active Uses
(such as retail stores and restaurants) to create
an activated pedestrian-oriented streetscape
throughout the day and evening. The Project will
also incorporate various open space enhance-
ments along Canal Park and the site’s street
perimeter to promote ongoing engagement

with the site, such as a widened sidewalk, a new
direct mall entry and new pocket parks all on First
Street and lighting and planting improvements
along the Canal.

(b) For residential uses, incorporating a diversity
of dwelling unit sizes that are appealing and
accessible to a variety of users, including
families with children and households from
a variety of socioeconomic backgrounds.

-

i. The Housing Plan, as shown on Exhibit HP.1 in
Section 2.7 of Volume Il, illustrates the proposed
residential component of the Project, which is
anticipated to include approximately 200 dwelling
units. Of the currently estimated 200 dwelling
units, it is currently anticipated that 85 will be
micro or studio units ranging in size from 400-
550 square feet (sf), 63 will be 1-bedroom units
ranging in size from 550-800 sf, 32 will be 2-bed-
room units ranging in size from 800-1,100 sf,

and 20 will be 3-bedroom Family-Sized Dwelling
Units ranging in size from 1,100-1,200 sf. Of the
approximately 200 units, approximately 130 units,
or 65% of the dwelling unit floor area, will be
subject to affordability restrictions as detailed

in the Housing Plan in Section 2.7 in Volume Il of
this application.
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ii. The proposed unit mix is intended to respond

to the great demand for housing in Cambridge,
with an emphasis on the dire need for affordable
housing options and larger units to support fam-
ilies with children. In particular response to both
of these City needs, all 20 Family-Sized Dwelling
Units will be subject to affordability restrictions
in compliance with Section 13.104.1(d)(4) of the
Ordinance. While the Applicant will generally aim
to provide a similar mix of affordable and market
rate units in compliance with Article 11.200, the
Applicant will consult with the City’s Housing
Department closer to construction of the housing
component to identify appropriate allocation of
such units in response to the City’s needs - for
example, the provision of a disproportionate
number of larger bedroom Inclusionary and
Middle Income Units may be pursued.

(c) Improving the network of connections that

—.

integrate the PUD-8 District with the surround-
ing urban fabric of the East Cambridge neigh-
borhood and the activity surrounding the
East Cambridge Riverfront, and maintaining
existing ground level pedestrian connections
between Charles Park and Lechmere Canal
Park, including interior connections with active
retail uses.

. The Project site is uniquely located in that it is

served by a vast existing system of streets and
highways, pedestrian and bicycle pathways, and
an extensive public transit system (as generally
shown on the Connectivity Plans attached as
Exhibits CP1 through CP.5 in Section 2.4 of Volume
I.) The Project will improve these existing systems
by installing a number of streetscape improve-
ments detailed throughout this application, such
as wider sidewalks and improved plantings and
furnishings. The Project will also include the
expenditure of approximately $6,900,000 on
transportation-related improvements and TDM
measures to improve the surrounding street
network. Finally, the Project will maintain the
existing pedestrian connection from Charles Park
through the Mall to Canal Park and construct

a new pedestrian connection through the reno-
vated 60 First Street building, which connection
will include active retail uses (as shown on Exhibit
60F.16 in Volume Ill). This new entry has been
developed with ECPT’s input. Our neighbors have
long wanted a direct access point from First Street
into the mall.

(d) Enhancing the existing network of high-quality

-

streets, landscaping and open spaces, including
significant space for public gathering and rec-
reation, that serves the surrounding commu-
nities as well as the development on the site

by encouraging and fostering a sense of com-
munity, civic engagement, social interaction,
economic development, and environmental
sustainability.

i. In addition to the various streetscape, land-

scape and open space enhancements described
throughout this application, the Project will
include a community meeting space that can
accommodate up to 40 people, which can be used
by local residents, community groups and small
businesses for no charge. This community meet-
ing space will also include displays regarding the
history of the City of Cambridge, which will be cre-
ated in connection with the City and community
members. This space will serve the community in
providing a new space for discussion of topics of
interest among peers - such as civic engagement,
social interaction, economic development, and
environmental sustainability. Project staff will en-
sure that access, use and reservation policies are
made available to the public in order to facilitate
the neighborhood’s use of this new space. The
Project also proposes new programming along
Canal Park that can result in a great lawn, as
generally shown on Exhibit CP.6 in Section 2.4

of Volume Il, which would allow for outdoor gath-
ering space for the community.

(e) Integrating development with open space phys-

-

ically and functionally by means of building ori-
entation, active frontages, location of building
entrances, pedestrian linkages between major
activity centers, enhanced landscaping and
similar techniques.

. The Project proposes a robust package of open

space benefits, as more thoroughly detailed
throughout this application and as shown on

the Open Space Plan and associated exhibits in
Section 2.5 of Volume II. Some key connectivity
benefits include maintenance of the existing pe-
destrian atrium between Charles Park and Canal
Park, as well as a new pedestrian gallery from
First Street through to the Mall food court, and
enhancement of furnishings and programming on
Thorndike Way to foster connections to the Canal.
As shown on the Connectivity Plans in Section 2.4
of Volume I, the Project provides various pedestri-
an entrances to the Project buildings to create a
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welcoming and accessible pedestrian experience.
The Project proposes various landscaping and
streetscape enhancements, detailed in the Project
Description in Section 1.1 of Volume Il and as
shown on the Open Space Plan Exhibits in Section
2.5 of Volume Il.

(f) Providing a strong street edge and active ground

floors that animate streets and open spaces,
including through the presence of Active Uses
(defined below) on the first-floor fronting on
First Street and Cambridgeside Place.

i. As shown on the Ground Floor and Activation
Plans attached as Exhibit AP.1 in Section 2.6

of Volume I, the Project has been designed to
activate the streets around the site’s perimeter
by incorporating a variety of ground floor Active
Uses. The incorporation of such Active Uses will
also help to encourage regular engagement
with improved open space facilities (such as
First Street pocket parks, the great lawn at the
Canal and various art installations).

(g) Enhancing the architectural richness and

diversity and aesthetic qualities of the PUD-8
District to complement and strengthen the
architectural character of the district as it has
evolved historically.

i. As detailed in the Architectural Character Plan
and associated Exhibits in Section 2.14 of Volume Il,
the Project has been designed to comply with the
PUD-8 Design Guidelines and Principles set forth
in Section 13.107.5 of the Ordinance, and, accord-
ingly, is generally consistent with the various pol-
icy plans and development guidelines applicable
to the site, including those set forth in the Eastern
Cambridge Planning Study dated October 2001,
the guidance provided in the Eastern Cambridge
Design Guidelines dated October 15, 2001, the
East Cambridge Riverfront Plan dated May 1978,
the East Cambridge Development Review Process
and Guidelines dated June, 1985 and the Cam-
bridge Riverfront Plan dated Spring 2011.

ii. Building on these various urban design studies
and guidelines, the Project will acknowledge its
place in the historic fabric of East Cambridge
through thoughtful use of authentic and contex-
tual materials, details and scale. It will enhance
the public realm with a design that embraces
pedestrian-oriented uses, opening new doors to
the streets that surround it, and inviting commu-
nity engagement with the arts and events on its

streets, along the Canal and on to the Charles
River. The Project buildings have been designed
to incorporate setbacks, stepbacks and fagade
and material changes that will enhance the
architectural richness and aesthetic qualities
of the surrounding area.

(h) To the maximum extent practicable, promoting

-

(i)

-

best practices for environmental sustainability
in establishing design objectives for individual
buildings and sites, in accordance with the
City’s ongoing planning efforts and current
Massachusetts Department of Environmental
Protection standards.

i. As demonstrated by the comprehensive Article 22

Green Building Report attached as Appendix B
hereto, the Applicant is committed to adopting the
next generation of sustainable development and
mitigating any potential impacts of the Project on
the environment. To that end, and as detailed in
the attached Report, the Project will implement
best practices for sustainable and resilient design,
which are appropriate for each of the Project
building sites, to the maximum extent practicable.

Demonstrating a commitment to implement-
ing a Transportation Demand Management
and Mitigation Program consistent with the
reduced parking mandated in this PUD zoning
and the capacity limitations of the transpor-
tation network that serves the area, including
roadways and public transportation systems.
In approving a Final Development Plan, the
Planning Board shall refer to Article 18.000 and
Section 19.20 of this Zoning Ordinance, plans
and guidelines applicable to the PUD-8 District,
and consider other City transportation planning
efforts for the surrounding area (including the
Kendall Square Mobility Task Force and Cam-
bridge Bicycle Plan, with a particular focus on
initiatives to improve north-south connections
along First Street), and may require measures
to be linked to milestones, thresholds or per-
formance standards connected to the scale and
pace of development within the PUD.

. The TIS prepared for the Project by VAl and at-

tached hereto as Appendix G in Volume Il includes
an analysis of the existing and future vehicular
traffic, pedestrian, and bicycle volumes in the
area and assesses the Project’s impacts on con-
gestion. With adoption of recommended improve-
ments and TDM measures detailed in the at-
tached TIS, traffic impacts from the Project were
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determined to not result in additional congestion,
hazard, or substantial change in neighborhood
character of the streets surrounding the Project.
The Applicant is committed to implementing the
TDM measures identified in the attached TIS.

ii. The Project includes the expenditure of approx-
imately $6,900,000 on transportation-related
measures, as detailed in Section 1.2 of this vol-
ume. As part of such expenditure, the Applicant
will continue to coordinate with the City’s TPT
Department to fund a study of proposed local
transit improvements, which will include the
First Street Corridor.

(j) Activating surrounding streets by incorporating
Active Uses on the portion of the ground floors
of new and renovated buildings immediately
fronting on First Street, Cambridgeside Place
and Lechmere Canal Park (excluding those areas
of such ground floors utilized for lobbies, limited
mechanical areas and/or entrances to parking
and/or loading areas).

i. As noted above, the Project will comply with the
requirements of Section 13.107.1 regarding ground
floor Active Uses in buildings immediately front-
ing on First Street, Cambridgeside Place and
Canal Park, as generally shown on Ground Floor
and Activation Plan attached as Exhibits AP1 in
Section 2.6 of Volume l.

(k) Strengthening pedestrian access from
First Street to retail establishments and
the Riverfront.

-~

The renovated 60 First Street building will include
a new pedestrian connection from First Street into
the Mall’s food court and out to Canal Park. The
Project will also involve the installation of several
Active Uses along First Street, replacing an exist-
ing aboveground parking structure, which will
strengthen pedestrian access to the Project and
the Riverfront through the Mall. Finally, the new
pocket parks will provide for additional pedestrian
access to retail establishments along First Street
as well as being inviting public spaces themselves.

(1) Demonstrating a commitment to implement
programming for proximate Public Open Space.

i. In compliance with the Letter of Commitment (as
defined in Section 13.107.6 of the Ordinance), the
Applicant will establish an Open Space and Retail
Advisory Committee, which includes members
of the public and representatives from CDD, to

help program the several Active Space and Public
Open Space areas throughout the Project site.

Accordingly, as shown by the above Section 3.3. and
the associated plans and Appendices in Volume Il, the
Project complies with the PUD-8 Special Permit
approval criteria contained in Section 13.102.4 of

the Ordinance.

3.4 Compliance with Article 19
Project Review Special Permit
Criteria (Section 19.25)

Section 19.25 provides that the Planning Board must
make certain findings in order to grant a Project
Review Special Permit under Section 19.20, which
findings ensure that new construction or changes of
use in existing buildings are consistent with the City’s
urban design objectives and do not impose substan-
tial adverse impacts on City traffic. As shown by the
following analysis, the Project is consistent with the
City’s urban design objectives and does not impose
substantial adverse impacts on City traffic.

In granting a special permit under Article 19.20, the
Planning Board shall make the following findings:

A. 19.25.1 - Traffic Impact Findings. Where a Traffic
Study is required as set forth in Section 19.24(3)
above the Planning Board shall grant the special
permit only if it finds that the project will have no
substantial adverse impact on city traffic within
the study area as analyzed in the Traffic Study.
Substantial adverse impact on city traffic shall
be measured by reference to the traffic impact
indicators set forth in Section 19.25.11 below.

In areas where the Planning Board determines that
area-specific traffic guidelines have been established
in the Ordinance, the Board recognizes written
agreements between project proponents and the
City dealing with transportation mitigation strategies.

i. The TIS prepared by VAI, attached hereto as
Appendix G in Volume Il, indicates that with imple-
mentation of the proposed mitigation, the Project
will have no substantial adverse impact on city
traffic, pedestrian, and bicycle flow in the study
area. Acomprehensive Transportation Demand
Management (“TDM?”) plan coupled with new
traffic signal equipment to improve the flow of
traffic on regional roadways will significantly
reduce the overall impact of the Project. A full
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review of the traffic impact indicators as de-
scribed by Section 19.25.11 was conducted as
part of the TIS.

ii. As set forth in the attached TIS, the Applicant is
committed to implementing specific improve-
ments to mitigate the Project’s impacts and
complying with the TDM program intended to
reduce vehicle dependency at the site.

B. 19.25.11 - Traffic Impact Indicators. In determining
whether a proposal has substantial adverse impacts
on city traffic, the Planning Board shall apply the fol-
lowing indicators. When one or more of the indicators
is exceeded, it will be indicative of potentially sub-
stantial adverse impact on city traffic. In making its
findings, however, the Planning Board shall consider
the mitigation efforts proposed, their anticipated
effectiveness, and other supplemental information
that identifies circumstances or actions that will
result in a reduction in adverse traffic impacts. Such
efforts and actions may include, but are not limited
to, transportation demand management plans; road-
way, bicycle and pedestrian facilities improvements;
measures to reduce traffic on residential streets; and
measures undertaken to improve safety for pedestri-
ans and vehicles, particularly at intersections iden-
tified in the Traffic Study as having a history of high
crash rates.

The indicators are: (1) Project vehicle trip generation
weekdays and weekends for a 24-hour period and

A. M. and P.M. peak vehicle trips generated; (2)
Change in level of service at identified signalized inter-
sections; (3) Increased volume of trips on residential
streets; (4) Increase of length of vehicle queues at
identified signalized intersections; and (5) Lack of
sufficient pedestrian and bicycle facilities. The pre-
cise numerical values that will be deemed to indicate
potentially substantial adverse impact for each of
these indicators shall be adopted from time to time
by the Planning Board in consultation with the TPTD,
published and made available to all applicants.

i. As required by the City, the Project’s impact has
been measured against the five Project Review
Special Permit Criteria indicators to determine
the Project’s impact. Based upon the Project
Review Special Permit Criteria Analysis, a total
of 369 measurements were reviewed. Of the 369
measurements reviewed, seven were exceeded as
a result of the Project. A total of 10 are exceeded
under existing conditions with or without the

Project. None of the four measurements related
to traffic on residential streets were exceeded. Of
the four measurements related to vehicular traffic
on non-residential streets that were exceeded two
locations were able to be mitigated to pre-Project
conditions. The two remaining locations where
exceedances exist are: (i) the Project driveway
onto Cambridgeside Place; and (ii) First Street

at Charles Street/Cambridgeside Place. Only
Project-based traffic will experience the delays
causing the exceedance at the Project driveway.
As detailed in the attached TIS in Appendix G of
Volume ll, the Project will implement compre-
hensive mitigation measures such that it will

not have a substantial adverse impact on traffic
within the area.

C. 19.25.2 Urban Design Findings. The Planning Board
shall grant the special permit only if it finds that the
project is consistent with the urban design objectives
of the city as set forth in Section 19.30. In making
that determination the Board may be guided by or
make reference to urban design guidelines or plan-
ning reports that may have been developed for spe-
cific areas of the city and shall apply the standards
herein contained in a reasonable manner to nonprofit
religious and educational organizations in light of
the special circumstances applicable to nonprofit
religious and educational activities.

i. The Project will conform with the following
urban design objectives of the City as set forth
in Section 19.30:

a.19.31 - New projects should be responsive to the
existing or anticipated pattern of development.
Indicators include:

i. Heights and setbacks provide suitable transi-
tion to abutting or nearby residential zoning
districts that are generally developed to low
scale residential uses.

1. In accordance with the PUD-8 Design
Guidelines and Principles and as shown
on the Architectural Character Plan and
associated exhibits in Section 2.14 of
Volume ll, the Project provides both set-
backs at street level for newly constructed
buildings on First Street, and stepbacks or
changes in materials at heights that relate
to the surrounding context for all new or
renovated buildings within the Project.
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2. The Project abuts a Transition Area es-
tablished in the 2001 Eastern Cambridge
Planning Study (ECAPS). The Transition Area
proposes “taller buildings on First Street,
stepping down to the neighborhood” as
the East Cambridge residential neighbor-
hood transitions to commercial uses that
line the west side of First Street. The Project
acknowledges the 65-foot height limit on
the west side of First street through a recom-
mended stepback at approximately 65 feet,
or in the case of a building that does not ex-
ceed 85 feet, a significant material change
to mark the transition from that datum.

3. To further facilitate the transition from res-
idential to commercial use, the Project pro-
vides an additional stepback at a height

1. As shown on Exhibit AP.1 in Section 2.6 of
Volume Il, Ground Floor and Activation Plan,
the ground floor of each building fronting
on a street will maintain and expand access
to retail and other Active Uses. In addition,
new retail and Active Uses will replace the
existing parking structure on First Street.

2. Housing will be located on First Street,
across from a newly constructed res-
idential building, other existing resi-
dential buildings on First Street, and
the East Cambridge neighborhood.

3. The Project frontage abutting Canal Park
will include dynamic Active Uses to encour-
age visitors to engage with the riverfront.

b. 19.32 - Development should be pedestrian and
bicycle friendly, with a positive relationship to
its surroundings. Indicators include:

of approximately 135 feet for buildings on
First Street that exceed 85 feet.

4. The Project similarly provides stepbacks on i. Ground floors, particularly where they face

Cambridgeside Place and Land Boulevard
to match the abutting buildings, at heights
of 65 to 85 feet, and again at approximately
135 feet.

ii. New buildings are designed and oriented on

the lot to be consistent with the established
streetscape on those streets on which the
Project lot abuts. Streetscape is meant to
refer to the pattern of building setbacks and
heights in relationship to public streets.

1. The proposed Project building heights and
stepbacks are informed by the transitions
described immediately above.

2. The Project also proposes to incorporate
an approximately 10-foot setback for the
new 80 & 90 First Street and 110 First Street
buildings to increase available sidewalk,
acknowledging the pedestrian activity
associated with the First Street corridor.
The Project buildings on First Street will
also include new courts between them to
provide for building spacing in order to
create a pedestrian-centric experience,
which building spacing responds to the
dimensions of abutting blocks.

iii. In mixed-use projects, uses are to be

located carefully to respect the context,
e.g. retail should front onto a street,
new housing should relate to any ad-
jacent existing residential use, etc.

public streets, public parks, and publicly
accessible pathways, consist of spaces that
are actively inhabited by people, such as re-
tail stores, consumer service businesses and
restaurants where they are allowed, or gen-
eral office, educational or residential uses
and building lobbies. Windows and doors
that normally serve such inhabited spaces
are encouraged to be a prominent aspect of
the relevant building fagades. Where a mix
of activities are accommodated in a build-
ing, the more active uses are encouraged
facing public streets, parks and pathways.

In commercial districts, such active space
consists of retail and consumer service
stores and building lobbies that are orient-
ed toward the street and encourage pedes-
trian activity on the sidewalk. However, in
all cases such ground floor spaces should be
occupied by uses (a) permitted in the zoning
district within which the building is located,
(b) consistent with the general character of
the environment within which the structure
is located, and (c) compatible with the prin-
cipal use for which the building is designed.

1. The Project maximizes pedestrian en-
gagement on all streets by incorporating
ground-floor Active Uses as summa-
rized above. In addition, new retail and
Active Uses will replace the existing
parking structure on First Street.
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2. The 20 CambridgeSide building’s main en-
try and lobby along Cambridgeside Place
will include retail space and a commercial
lobby for the building above, providing ac-
tivity at the streetscape. Bicycle commut-
ers will be able to store their bikes within
the building, after arriving via Cambridg-
eside Place, the Charles River pathway, or
Land Boulevard. Adjacent to this building
is the primary entry to the retail Mall,
and additional outdoor seating areas.

3. The main entrance to the 60 First Street
building will be off of First Street, provid-
ing entry to its commercial space lobby
and bicycle commuter storage, interi-
or retail spaces, and a direct internal
connection to the Mall’s food court that
include Active Uses. Retail space entries
also populate the exterior face of this
building along First Street and turn the
corner into Thorndike Way leading to the
Canal. Thorndike Way will continue to
have short-term bicycle racks, and new
outdoor seating, plantings, and lighting
in order to draw visitors to the Canal.

particularly where located in front of

a building, is discouraged where a build-
ing faces a public street or public park,
and publicly accessible pathways.

1. The Project will replace the existing
aboveground garage fronting on First
Street with a new mixed-use build-
ing. Accordingly, there will be no cov-
ered parking visible to the public or
on-grade open parking at the site.

iii. Ground floors should be generally 25-50%

transparent. The greatest amounts of glass
would be expected for retail uses with
lesser amounts for office, institutional or
residential use.

1. As shown on the Ground Floor and Activa-
tion Plan and associated exhibits in Section
2.6 of Volume Il, the Project concentrates
retail and other Active Uses at ground
level and, in all events, will meet or exceed
the 25-50% ground-floor transparency
requirement. Storefronts, including retail,
restaurants, and lobbies, will be primarily
glass. Furthermore, frontage dedicated

to office and residential lobbies will be
limited to allow for the maximum amount
of retail and Active Use storefronts.

4. The 80 & 90 First Street building will
enliven First Street with multiple active
components on the ground floor. There
will be several retail spaces with store-
fronts and entries, two of which will be
located at the north and south corners of
the building adjacent to the new pock-
et parks. The pocket parks will provide
additional open space to rest, dine, work
or play. Both the commercial space lobby
and the residential lobby will each have
an exclusive entrance on First Street.

2. As shown on the 20 CambrideSide exhibits
in Volume lll, the 20 CambridgeSide build-
ing has transparency at the ground floor,
providing visual access to the active retail
component of the building.

3. As shown on Exhibit 60F.17 in Volume Ill,
the 60 First Street building’s fagade design
and choice of materials, provision of retail
spaces across its ground floor, and expres-
sion of the entry to the building’s lobby and
Mall’s food court provide an abundance
of transparency along First Street and
Thorndike Way.

5. The 110 First Street building fronts Cam-
bridgeside Place and First Street and has
multiple components to activate both
streetscapes and the intersecting corner.
For example, there will be: retail spaces,
storefronts, and entry doors; an entry for
bicycle commuters to store their bikes
inside the building; and the entry for the
building’s commercial space lobby. On
the north corner of the building on First
Street will be a retail space helping to
activate the adjacent new pocket park.

4. As shown on Exhibit AP.7 in Section 2.6 of
Volume I, the 80 & 90 First Street ground
floor frontage will be very transparent to
the street and into each of the two pocket
parks, allowing pedestrians visual access
to the ground-floor Active Uses and the
dynamically programmed open space.

5. As shown on Exhibit AP.9 in Section 2.6 of
Volume II, the 110 First Street building will

ii. Covered parking on the lower floors of
a building and on-grade open parking,
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have a significant window-to-wall ratio niently located on-site and out of the weath-
on the first two floors, providing visual er. If bicycle parking is provided in a garage,
access to pedestrians regarding building’s special attention must be made to providing

mixed uses. safe access to the facilities from the outside.

iv. Entries to buildings are located so as to
ensure safe pedestrian movement across
streets, encourage walking as a preferred
mode of travel within the city and to
encourage the use of public transit for
employment and other trips. Relating
building entries as directly as possible to
crosswalks and to pathways that lead to
bus stops and transit stations is encour-
aged; siting buildings on a lot and devel-

1. As shown on Exhibit CP.3 in Section 2.4
of Volume Il, the Project is currently
served by bike lanes on First Street. It
is currently anticipated that buildings
fronting on First Street will rely on the
existing bike lanes to access facilities
via elevator or at grade (see Exhibit
PkP.8 in Section 2.3 of Volume Il.)

2. As shown on Exhibit PKP.9 in Section 2.3

oping site plans that reinforce expected
pedestrian pathways over the lot and
through the district is also encouraged.

1. The Project anticipates multiple entries
to support various small retail and Active

Uses along each of the building’s frontages

on First Street and Cambridgeside Place.

Office and residential lobbies will be in line
with these entries, as is typical for a mixed-

of Volume I, the redeveloped 20 Cam-
bridgeSide building will rely on sidewalk
access from Land Boulevard and Cam-
bridgeside Place to access facilities via
elevator, located in the Lower Garage.

3. Access to existing bicycle parking in the

Lower Garage will continue to operate
as it does now, relying on the Cambrid-
geside Place access/egress points

use street. Proposed entries to the Project
are generally shown on the Ground Floor
and Activation Plan, attached as Exhibit
AP.1 in Section 2.6 of Volume Il.

4. Exhibit PKP.8 in Section 2.3 of Volume Il
shows the proposed location of all
bicycle storage facilities at the Project.

vi. Alternate means of serving this policy objec-
tive 19.32 through special building design,
siting, or site design can be anticipated
where the building form or use is distinctive
such as freestanding parking structures,
large institutional buildings such as church-
es and auditoriums, freestanding service
buildings, power plants, athletic facilities,
manufacturing plants, etc.

2. As shown on the Pedestrian and Transit
Connectivity Plans attached in Section 2.4
of Volume Il all entries, both existing and
proposed, front on sidewalks which con-
nect to the existing network of signalized
intersections, protected crossings, cross-
walks, taxi stands, bus stops and mass
transit stations.

3. For the buildings on First Street, bicyclists
will be on a leg of the local bicycle network
when they arrive at, or exit, the building,
and will use a building entry to access their
long-term bicycle storage within the build-
ing. The bicycle storage for buildings with
access off Cambridgeside Place will have
proximate access from either First Street
or via the intersection at Land Boulevard,
providing access to the Charles River open
space network. The approximate bicycle
access and storage locations are shown on
Exhibit PKP.8 in Section 2.3 of Volume 1.

v. Pedestrians and bicyclists are able to access
the site safely and conveniently; bicyclists
should have, secure storage facilities conve-

1. This is not applicable to the Project.

¢. 19.33 - The building and site design should miti-
gate adverse environmental impacts of a devel-
opment upon its neighbors. Indicators include:

i. Mechanical equipment that is carefully de-
signed, well organized or visually screened
from its surroundings and is acoustically
buffered from neighbors. Consideration
is given to the size, complexity and ap-
pearance of the equipment, its proximity
to residential areas, and its impact on the
existing streetscape and skyline. The extent
to which screening can bring order, lessen
negative visual impacts, and enhance the
overall appearance of the equipment should
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be taken into account. More specifically: (a)
Reasonable attempts have been made to
avoid exposing rooftop mechanical equip-
ment to public view from city streets. Among
the techniques that might be considered are
the inclusion of screens or a parapet around
the roof of the building to shield low ducts
and other equipment on the roof from view.
(b) Treatment of the mechanical equipment
(including design and massing of screen-

ing devices as well as exposed mechanical
elements) that relates well to the overall
design, massing, scale and character of the
building. (c) Placement of mechanical equip-
ment at locations on the site other than on
the rooftop (such as in the basement), which
reduces the bulk of elements located on the
roof; however, at-grade locations external to
the building should not be viewed as desir-
able alternatives. (d) Tall elements, such as
chimneys and air exhaust stacks, which are
typically carried above screening devices for
functioning reasons, are carefully designed
as features of the building, thus creating
interest on the skyline. (e) All aspects of the
mechanical equipment have been designed
with attention to their visual impact on ad-
jacent areas, particularly with regard to resi-
dential neighborhoods and views and vistas.

1. The Project will provide screening for
mechanical equipment as required by
Sections 19.33 and 13.107.2 of the Or-
dinance. Such screening will be chosen
to ensure that noise is also mitigated
to the extent reasonably practicable.

2. The screening will be treated as an ar-
chitectural element, consistent with the
design of the building in both material
and form. The mechanical equipment will
either be fully enclosed and roofed, or will
be shielded by louvers and other forms
of screening to allow for air-flow while
limiting visual access and noise transmis-
sion. In accordance with the PUD-8 Design
Guidelines and Principles, mechanical
penthouses will be set back by 15 feet.

a. The 20 CambridgeSide building’s
rooftop mechanical equipment will
be visually screened, and acoustically
buffered from its surroundings.

b. Rooftop mechanical equipment for
the 60 First Street building will be
visually screened, and acoustically
buffered from its surroundings.

¢. Rooftop mechanical equipment will
be visually screened and acoustically
buffered from its surroundings on
the 110 First Street and 80 & 90 First
Street buildings.

ii. Trash that is handled to avoid impacts

(noise, odor, and visual quality) on neigh-
bors, e.g. the use of trash compactors or
containment of all trash storage and han-
dling within a building is encouraged.

1. Existing protocols for trash storage and
removal will remain in place. The trash is
currently collected in two interior loading
areas that support the Mall and its an-
chors. It is screened from public view
by street-facing Active Uses or by doors.

iii. Loading docks that are located and
designed to minimize impacts (visual
and operational) on neighbors.

1. As shown on Exhibit CR.6 in Section 2.4 of
Volume ll, the service areas will remain in
their existing interior locations and will
continue to be screened from public view
by street-facing Active Uses or by doors.

iv. Stormwater Best Management Practices
and other measures to minimize runoff and
improve water quality are implemented.

1. The Project will not alter existing land cover.
As land cover remains the same, the Project
will not increase stormwater runoff rates and
volume. As detailed in the Utilities Report
attached as Appendix F in Volume I, storm-
water quality and quantity on the site will
be managed by implementing a series of
BMPs that will include deep sump/hooded
catch basins, tree box filters and subsurface
infiltration trenches, where feasible, which
will improve upon existing conditions.

v. Landscaped areas and required Green Area
Open Space, in addition to serving as visual
amenities, are employed to reduce the rate
and volume of stormwater runoff compared
to pre-development conditions.

1. The existing site is almost entirely impervi-
ous. As detailed in the attached Utilities Re-
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portin Appendix F in Volume I, the Project
will have no impact on stormwater runoff.

2. In compliance with Section 13.107.3 of the
Ordinance and as detailed in the Lighting
section of the Environmental Comfort Plan
included in Section 2.13 of Volume ll, the
Project proposes to mitigate light pollution
from the office and laboratory buildings
through the use of shades and other build-
ing management technologies.

vi. The structure is designed and sited to min-
imize shadow impacts on neighboring lots,
especially shadows that would have a sig-
nificant impact on the use and enjoyment
of adjacent open space and shadows that
might impact the operation of a Registered
Solar Energy System as defined in Section
22.60 of this Zoning Ordinance.

ix. Outdoor lighting is designed to provide
minimum lighting and necessary to ensure
adequate safety, night vision, and comfort,

1. As detailed in the Shadow Study attached while minimizing light pollution.

as Appendix E in Volume I, the proposed
Project buildings are stepped and shaped to
minimize any new shadows on the adjacent
neighborhood and open spaces. The scale
and layout of the buildings were designed
to provide an environment that is compati-
ble with the neighborhood and for pedes-
trians and for users of the water-dependent
facilities on adjacent properties. New shad-
ows resulting from the Project generally fall
on developed parcels, including the existing
Mall, or on paved surfaces. New late day
shadows in March, September and Decem-
ber fill in small areas in the existing, dense
shadow map, primarily in areas where the
pedestrian level is already shaded by trees.

1. As detailed in the Lighting section of the
Environmental Comfort Plan included in
Section 2.13 of Volume Il, Pedestrian and
vehicular site lighting at CambridgeSide
is accommodated today, primarily, by
the existing pole mounted fixtures within
Canal Park, and along each of the three
streets surrounding the property, First
Street, Cambridgeside Place, and Land
Boulevard. The fixtures are pendant style,
supporting dark sky requirements and will
be supplemented with additional match-
ing fixtures to ensure public safety at night.
Existing and new fixtures will be converted
and/or provided with LED lamps to im-

vii. Changes in grade across the lot are designed prove energy efficiency and performance.

in ways that minimize the need for structural

e . 2. The Project also proposes the addition
retaining walls close to property lines.

of accent lighting at key locations within
Canal Park for added bike and pedestri-
an safety. These include the addition of
new lighting beneath the Land Boulevard
Bridge along the canal. The proposal is

to suspend low-level LED string lighting
between the beams of the bridge that
would greatly improve safety but also
serve as an art installation. Our neighbors
have expressed a clear interest in a much
safer and better lit park experience after
dark. To improve safety along the canal
edge, the Project proposes the addition of
flush-mounted pathway lights to define the
canals edge. Near the buildings and retail
spaces, tree-mounted, “moon lighting’ is
proposed to enhance light levels and sup-
port evening dining and activities.

1. The Project will utilize the existing footprint
of CambridgeSide; all building entries will
meet the existing grade, and there will be
no structural retaining walls close to the
property lines.

viii. Building scale and wall treatment, includ-
ing the provision of windows, are sensitive
to existing residential uses on adjacent lots.

1. As detailed in the Architectural Character
Plan and associated exhibits in Section
2.14 of Volume Il of this application, the
Project addresses building scale through
stepbacks related to nearby buildings and
proposes fenestration patterns that allow
significant daylight for building occupants,
while also adopting window/wall ratios
on the building facades consistent with
their use and sensitive to neighboring
buildings. The pocket parks provide a 40-
to 50-foot buffer between the residences
and the adjacent commercial uses.

X. The creation of a Tree Protection Plan
that identifies important trees on the
site, encourages their protection, or
provides for adequate replacement of
trees lost to development on the site.
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1. A Tree Study, prepared in compliance with
the Tree Protection Ordinance, Chapter 8.66
of the Cambridge Municipal Code, was pre-
pared for the trees with stems larger than
3”diameter at CambridgeSide, as well as
trees located in Canal Park and is attached
as Appendix A in Volume Il. The Tree Study
was certified by the City Arborist on July 20,
2020, and such certification is attached in
Section 1.6 of this application. The objec-
tive was to locate, identify and evaluate
the trees. 228 trees exist within the loca-
tion. Each tree was inventoried for their
diameter at 4.5’ off the ground (“DBH”),
species, and height (0-15, 16-30; 31-50,
51-75; 75-100; 100’+), and each evaluated
for their condition (good, fair, poor, dead).

. The overriding goal of the Project is to pro-
tect existing trees, provide maintenance
and care of existing trees, and add to the
urban tree canopy when possible and ap-
propriate. It is anticipated that no trees will
be removed. As shown on the Open Space
Plan and associated exhibits in Section
2.5 of Volume Il, the Project is currently an-
ticipated to add a total of 23 trees on and
around the site. As part of the Project and
as detailed in the Letter of Commitmen, the
Applicant will also be making a $1,000,000
contribution to the Cambridge Tree Fund
over the full course of Project development.

d. 19.34 - Projects should not overburden the

infiltration and groundwater recharge
to the maximum extent practicable.

ii. The capacity and condition of drinking
water and wastewater infrastructure
systems are shown to be adequate, or
the steps necessary to bring them up
to an acceptable level are identified.

1. As detailed in the attached Utilities Report
in Appendix F of Volume Il, the existing wa-
ter and wastewater infrastructure located in
the adjacent street have adequate capacity
to serve the Project demands. The Applicant
has met with the appropriate City depart-
ments, including, the COPW and CWD to
ensure requlatory compliance and will con-
tinue to coordinate with these departments.

iii. Buildings are designed to use natural re-
sources and energy resources efficiently in
construction, maintenance, and long-term
operation of the building, including sup-
porting mechanical systems that reduce the
need for mechanical equipment generally
and its location on the roof of a building
specifically. The buildings are sited on the
lot to allow construction on adjacent lots
to do the same. Compliance with Leader-
ship in Energy and Environmental Design
(LEED) certification standards and other
evolving environmental efficiency stan-
dards is encouraged.

1. As described throughout this narrative

City infrastructure services, including neigh-
borhood roads, city water supply system,
and sewer system. Indicators include:

i. The building and site design are designed
to make use of water-conserving plumbing
and minimize the amount of stormwater
run-off through the use of best management
practices for stormwater management.

1. Water conserving plumbing fixtures will
be utilized.

2. The existing site is almost entirely im-
pervious. As detailed in the attached
Utilities Report in Appendix F of Volume I,
the Project will have no negative impact
on stormwater runoff. The Project will
improve upon existing water quality
conditions by implementing BMPs to
provide additional water quality treat-
ment measures and promote stormwater

and as shown on the Site Development
Plan attached as Exhibit SDP.15 in Sec-
tion 2.1 of Volume Il, the Project consists
of the redevelopment of four building
sites. The scope of work of each build-
ing will determine which LEED Rating
System will be used to demonstrate
Article 22 compliance. Commercial core
and shell development projects will use
the LEED for Core and Shell (LEED-CS)
v4 rating system while the residential
development will use the LEED for New
Construction (LEED-NC) v4 rating system.

. The Applicant has attached a full Article 22

Green Building Report required by Section
22.25.1 as Appendix B in Volume II, which
includes the following:

a. Sustainability and Resiliency Plans,
which describe additional mea-
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sures to efficiently use energy,
water, and building construction
and management resources.

b. Net Zero Plan which describes
possible pathways to achieve Net
Zero, including the commitment to
eliminate fossil fuels from the resi-
dential component of the Project.

e. 19.35 - New construction should reinforce
and enhance the complex urban aspects of
Cambridge as it has developed historically.
Indicators include:

i. New educational institutional construction
that is focused within the existing campuses.

1. This is not applicable to the Project.

ii. Where institutional construction occurs in
commercial areas, retail, consumer service
enterprises, and other uses that are accessi-
ble to the general public are provided at the
ground (or lower) floors of buildings. Where
such uses are not suitable for programmatic
reasons, institutional uses that encourage
active pedestrian traffic to and from the site.

1. This is not applicable to the Project.

iii. In large, multiple-building non-institution-
al developments, a mix of uses, including
publicly accessible retail activity, is pro-
vided where such uses are permitted and
where the mix of uses extends the period
of time the area remains active throughout
the day.

1. In compliance with Section 13.107.1 of the
Ordinance, the Project will incorporate
publicly accessible Active Uses, including
retail establishments and restaurants or
cafes, along the ground-floor of Canal
Park, Cambridgeside Place and First
Street. The Project will also maintain a core
retail Mall and provide community meet-
ing space to serve the needs of the East
Cambridge community, both as a place to
shop and to gather. The mix of residential,
retail, office, laboratory and restaurant
uses at the Project will ensure that the site
remains active throughout the day and
into the evening, with varying peak hours
of activity. As detailed in the Open Space
Plan and associated Exhibits in Section 2.5
of Volume Il, as well as the Lighting section

of the Environmental Comfort Plan includ-
ed in Section 2.13 of Volume Il, the Project
includes various open space improvements
to activate the Project, First Street and
Canal Park (including the pathways under
the Land Boulevard Bridge) and com-
plementary lighting measures to ensure
that visitors are able to safely access the
Project throughout the day and into the
evening (in each case, subject to receipt
of necessary permits and approvals).

iv. Historic structures and environments

are preserved.

1. This is not applicable to the Project.

v. Preservation or provision of facilities for

start-up companies and appropriately
scaled manufacturing activities that pro-
vide a wide diversity of employment paths
for Cambridge residents as a component
of the development; however, activities
heavily dependent on trucking for supply
and distribution are not encouraged.

1. This is not applicable to the Project.

f. 19.36 - Expansion of the inventory of housing
in the city is encouraged. Indicators include:

i. Housing is a component of any large, mul-
tiple building commercial development.
Where such development abuts residential

zoning districts substantially developed to
low-scale residential uses, placement of

housing within the development such that
it acts as a transition/buffer between uses

within and without the development.

1. The Project will devote 30% of the Net
New GFA (i.e., currently anticipated to
be 175,000 square feet) to residential
use, which the Applicant proposes lo-
cating on First Street, adjacent to prox-
imate residential neighborhoods.

2. As mentioned earlier in this application,
the Project abuts a Transition Area es-
tablished in the 2001 Eastern Cambridge
Planning Study (ECAPS). The Transition
Area proposes “taller buildings on First
Street, stepping down to the neighbor-
hood” as the East Cambridge residential
neighborhood transitions to commercial
uses that line the west side of First Street.
The Project acknowledges the 65-foot
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height limit on the west side of First
street through a recommended step-
back at approximately 65 feet, or in the
case of a building that does not exceed
85 feet, a significant material change to
mark the transition from that datum.

3. To further facilitate the transition from res-
idential to commercial use, the Project pro-
vides an additional stepback at a height
of approximately 135 feet for buildings on
First Street that exceed 85 feet.

ii. Where housing is constructed, providing
affordable units exceeding that mandated
by the Ordinance. Targeting larger family-
sized middle income units is encouraged.

1. In accordance with Section 13.104.1(d)
(2)-(3), the Project will provide an extraor-
dinary amount of affordable housing, well
above what is required by the Ordinance’s
Inclusionary Housing requirements - i.e.,
65% of the required residential square
footage will be devoted to the creation
of affordable housing, with 30% devoted
to Inclusionary Housing and 35% devoted
to Middle Income Units (as defined in
Section 13.104.1(d)(3)). Additionally, the
Project will provide no less than 20 Family-
Sized Dwelling Units (as defined in the
Ordinance) and all such units will be
affordable, distributed between Inclusion-
ary Housing and Middle Income Units in
accordance with Section 13.104.1(d)(4).

g.19.37 - Enhancement and expansion of open
space amenities in the city should be incorpo-
rated into new development in the city. Indica-
tors include:

i. On large-parcel commercial developments,
publicly beneficial open space is provided.

1. As shown on the Open Space Plan and as-
sociated Exhibits in Section 2.5 of Volume
I, the Project both maintains the existing
sky-lit atrium within the Mall that provides
a pedestrian connection from Charles
Park to Canal Park and also proposes
several new open space enhancements
including (i) incorporation of an increased
building setback for new buildings along
First Street to accommodate a wider
sidewalk, improved plantings and fur-
nishings and other pedestrian and bicycle

amenities, (ii) improvement to the exist-
ing on-site open spaces, such as Canal
Park, through the addition of plantings,
trees, landscaping and other pedestrian
amenities, (iii) addition of a new pedes-
trian connection from First Street through
the Project to Canal Park, (iv) creation
of two new public open space pocket
parks on First Street to create spacing
between the buildings, and (v) phased
contribution of 51,000,000 to the City of
Cambridge’s Tree Replacement Fund.

ii. Open space facilities are designed to
enhance or expand existing facilities or
to expand networks of pedestrian and
bicycle movement within the vicinity of
the development.

1. The open space surrounding the develop-
ment will serve the needs of users similar
to the way it does today by providing
a mix of passive and active circulation and
gathering spaces. The proposed changes
intend to enhance and expand those
features in places and spaces that are
lacking today. Existing streetscapes will be
refreshed and enhanced with new paving,
widened sidewalks, new tree plantings
and site furnishings to support an enliv-
ened retail environment along First Street,
Cambridgeside Place and Land Boulevard.

Canal Park improvements include en-
hanced 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 a grand lawn overlooking the canal
that can be used for sunbathing, picnics,
and special events. This improvement
will also reduce impervious surfacing
and increase ground water recharge.

At the retail edges of the park, seating
areas will be expanded to accommodate
the dual functions of circulation and gath-
ering. Additional table and bench seating
beneath the existing mature canopy, along
with removal and replacement of over-
grown shrub plantings will greatly improve
visibility and connectivity to the canal. Ex-
isting paving will be reset and or replaced,
as needed, to improve safety and universal
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access. Additionally, existing stairs and
ramps connecting the upper walks to

the lower canal walk will be replaced to
open visual connectivity but also to meet
today’s standards for universal access.

At the bridge underpass, safety is of utmost
importance. New paving, lighting and art
are proposed to enliven and enrich the
experience for pedestrians and cyclist.

iii. Awider range of open space activities
than presently found in the abutting
area is provided.

1. As noted above, and as shown on the
Open Space Plan and exhibits in Section
2.5 of Volume Il, the Project provides for
a new pedestrian connection from First
Street to the Mall’s food court, which
connection include Active Uses. The Project
also provides new pocket parks open to
the public on First Street, which may be
programmed to provide both passive
gathering space and active playspaces as
shown on the attached exhibits. Improve-
ments to the existing pedestrian networks
along Thorndike Way and Canal Park,
expansion and enhancement of the exist-
ing First Street sidewalk and associated
pedestrian, transit and bicycle amenities,
are also planned. The Applicant will also
create an advisory committee to provide
input on the programming of on-site open
spaces. In total, the Project provides a
total of approximately 13,500 square feet
of new Publicly Beneficial Open Space, as
detailed on the attached Open Space Plan.

In addition to the criteria responses above, the
Project-Wide Architectural Character and Urban
Design narrative in Section 2.14 of Volume Il and
the TIS, Tree Study, Utilities Report and Acoustic
Report attached in Volume Il have been pro-
vided in accordance with the Project Review
Special Permit application requirements set
forth in Section 19.24 of the Ordinance.

As demonstrated in the associated Exhibits and
Appendices referenced herein, the Project satisfies
all criteria for granting an Article 19 Project Review
Special Permit.
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4.0 Conclusion

The proposed redevelopment of CambridgeSide
fulfills the goals of decades of planning by the City

of Cambridge and the property owners by creating

a greater mix of uses and re-examining the ways in
which CambridgeSide serves as an attraction for
residents, visitors and tourists alike. The Project
brings with it significant public benefits ranging from
the creation of much needed affordable and work-
force housing, transportation and other infrastructure
improvements, and public realm and open space
upgrades, as well as financial commitments to sup-
port City of Cambridge and East Cambridge non-profit
organizations and community groups. Further, it will
ensure the retention of jobs for the community, as
well as the retail offerings CambridgeSide provides for
the neighborhood, a key element of discussions with
the City and neighborhood over the past two years.

As summarized below, the Project provides an
extraordinary package of public benefits, including:

« Affordable Housing. Provision of an unprecedent-
ed amount of on-site affordable and workforce
housing - i.e., 65%, with 30% as Inclusionary
Housing and 35% as Middle Income Units.

« Public Realm. Improvements to the existing
on- site open spaces, including Canal Park, as
well as activation of the public realm through
wider sidewalks, the incorporation of active
ground- floor uses and enhanced plantings,
trees and landscaping.

« Engagement with the Arts. Support of the local
Arts Community by providing opportunities for
artists to perform and/or display their work at the
Project and making a monetary contribution to
the Cambridge Arts Imitative.

« Community Meeting Space. Provision of a new,
multi-purpose meeting space, which will be able
to accommodate up to 40 people at no charge
to local residents, community groups and small
businesses and which will serve to welcome and
engage the public with the Project.

« Subsidized Incubator, Retail and Daycare Spaces.
Opportunities for local retailers, local small
businesses or non-profit organizations and
a community daycare facility to rent space
within the Project at a reduced rate (equal to
30% below comparable market rent).

+ Jobs. Preservation of approximately 1,200 existing
jobs in the core Mall, along with the creation of
approximately 5,000 temporary construction jobs
and over 3,000 permanent jobs.

« Sustainability and Resiliency. The Project will
meet LEED Gold Core and Shell, provide no
access to fossil fuels within the living area of
the residential component of any building, and
evaluate how to be Net Zero Ready for the future.

« Infrastructure. Approximately 400,000 gallons
of stormwater runoff will be removed from the
MWRA combined sewer in Land Boulevard.

- Transportation. Anticipated expenditure of
approximately $6,900,000 on transportation-
and traffic-related measures in connection
with the Project.

As detailed in Chapter 3.0 and illustrated in the
attached Volumes II-IV of this application, the Project
complies with all submittal requirements and approv-
al criteria for granting the requested special permits.
The Project is appropriate to the site and surround-
ings and will mitigate any potential impacts to the
East Cambridge neighborhood, such that the Project
has a net positive impact on the City. Additionally, the
Project has been designed to be consistent with the
PUD-8 Design Guidelines and Principles and the City-
wide Urban Design Objectives, thereby complement-
ing nearby land uses and buildings and enhancing
the vast open space network that exists in and around
the site. Accordingly, for the reasons set forth above,
the Applicant respectfully requests that a PUD-8
Special Permit and Project Review Special Permit be
granted and the existing PUD-4 Special Permit (PB
#66) be amended to allow for redevelopment of the
existing retail center into the dynamic mixed-use
Project described throughout this application and
supporting materials.
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The Project

CambridgeSide mall was originally developed pursuant to PUD-4 Special Permit (PB #66), which was
issued by the Planning Board in the late 1980s. The existing PUD-4 Special Permit covers not only the
land that is within the PUD-8 District, but also what is now the Hotel Marlowe and a portion of the Lotus
Office Building (the “Remaining Land”).

The Applicant proposes to redevelop and expand CambridgeSide from the existing approximately 1.090
million square foot retail shopping destination that exists today into an approximately 1.665 million square
foot mixed-use center, including residential, retail, office, laboratory and restaurant uses (the “Project”) in
accordance with the provisions of the recently approved PUD-8 District. The Applicant is concurrently
submitting full PUD-8 and Project Review Special Permit applications, pursuant to Sections 13.102 and
19.20 of the City of Cambridge Zoning Ordinance (the “Ordinance”), in order to allow for development of
the Project on the land within the PUD-8 Development Parcel (see Figure 1).

PUD Minor Amendment Sought

The Applicant respectfully requests that the Planning Board grant a Minor Amendment to the existing PUD-
4 Special Permit (PB #66), pursuant to Section 12.37.2 of the Ordinance, to document the relationship
between the existing PUD-4 Special Permit and the new PUD-8 Special Permit in accordance with Section
13.102.9 of the Ordinance. To the extent the provisions of the existing PUD-4 Special Permit, as they relate
to the PUD-8 Development Parcel, conflict or are inconsistent with the PUD-8 Special Permit, the provisions
of the PUD-8 Special Permit shall govern. The chart attached as Exhibit 1 summarizes the main provisions
with which there are inconsistencies.

With respect to the Remaining Land subject to the terms of the existing PUD-4 Special Permit, (i) the terms
of the existing PUD-4 Special Permit shall be applied without regard to any further rights granted to the
PUD-8 Development Parcel pursuant to the PUD-8 Special Permit and (ii) the development existing on the
PUD-8 Development Parcel as of the date of this requested Minor Amendment to PB #66 to accommodate
the Project is not disregarded for purposes of reviewing dimensional or density restrictions.



Exhibit 1. PUD-4 Special Permit (PB #66)
Inconsistencies with PUD-8 Special Permit

PB #66

PUD-8 Special Permit

Allowed Uses

Office, retail, hotel (originally
residential), parking in the sizes
and locations specified in the
Final Development Plan

Office, retall, residential,
laboratory in the general sizes
and locations as set forth in
Final Development Plan

Maximum Building Height

85’ is allowed, but tallest
proposed building was 79’ 5”

Up to 155’ (as shown in the
Final Development Plan)

Permitted Gross Floor Area
(GFA) and Floor Area Ratio
(FAR)

Permitted GFA of approximately
1,034,552 sf

275,000 sf above-ground
parking structure

2.18 maximum FAR

575,000 sf of Net New GFA

For purposes of calculating Net
New GFA, the existing above-
ground parking structure is
considered Existing GFA

Total GFA of approximately
1,665,000 sf on PUD-8
Development Parcel

No maximum FAR

as set forth in the Final
Development Plan

Maximum of 2,750 spaces

Identified allocation of parking
spaces, including to third party
users (e.g., Sonesta)

Open Space As shown and calculated in the | At least 20% of land area within
Final Development Plan: the PUD-8 Development Parcel
15% . as shown and calculated in the
* 6 not counting Charles Final Development Plan
Street Extension (now
Cambridgeside Place)
e 17% counting Charles
Street Extension (now
Cambridgeside Place)
Parking Minimum parking requirements No minimum parking

requirements

Maximum parking requirements
as follows:

e Retail, consumer service
and restaurant: 5.0 spaces
per 1,000 sf of GFA

o Office: 0.9 spaces per 1,000
sf of GFA

e Laboratory: 0.8 spaces per
1,000 sf of GFA

e Residential: 1.0 space per
dwelling unit

4832-5759-2247, v. 6




Subject to 2001 Commercial
Parking Permit

To be subject to updated
Commercial Parking Permit

Building Locations and Site
Layout

As shown in the Final
Development Plan

As shown in the Final
Development Plan

Building Dimensions

As shown in the Final
Development Plan

As shown in the Dimensional
Form in the Final Development
Plan

Architectural and Design
Characteristics

As described in the Final
Development Plan

As set forth in the Final
Development Plan

4832-5759-2247, v. 6




PUD-8 Development
Parcel Map

VOLUME IV
Figure 1
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