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NOTICE OF DECISION
Case Number: 368

Location of Premises: Volpe Exchange Parcel — 55 Broadway (33 Broadway, 2 Potter
Street, 20 Potter Street, 156 Linskey Way, 220 Binney Street, 60
Sixth Street, 182 Binney Street)

Zoning: Business A (BA); Residence C-2B (C-2B); Office 2 (0-2); PUD-
KS; PUD-7
Applicant: Massachusetts Institute of Technology (MIT)
c/o MITIMCo, One Broadway, Suite 09-200,
Cambridge, MA 02142 :
Owners: United States of America
10 Causeway Street, Boston, MA 02030
Application Date: February 10, 2021

Preliminary Hearing/Deternyination:  April 6, 2021
Second Public Hearing: July 20, 2021
Date of Planning Board Decision: July 20, 2021

Date of Filing Decision: September 28, 2021

Summary of Proposal:  Planned Unit Development (PUD) Special Permit (Section 12.36.4)
and Project Review Special Permit (Section 19.20) to redevelop the
Volpe Exchange Parcel into a mixed-use center including
residential, retail, office and laboratory buildings, as well a
Community Center pursuant to PUD-7 district requirements.

Decision: GRANTED, with conditions.

Appeals, if any, shall be made pursuant to Section 17 of Massachusetts General Laws, Chapter
40A, and shall be filed within twenty (20) days after filing of the above referenced decision with
the City Clerk. Copies of the complete decision and final plans, if applicable, are on file with the
Community Development Department and the City Clerk.

Authorized Representative of the Planning Board: Swaathi Joseph

For further information concerning this Decision, please contact Swaathi Joseph at 617-349-
4668, or sjoseph@cambridgema.gov.
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DOCUMENTS SUBMITTED

Application Documents and Supporting Material

1. Special Permit Application dated 2/3/2021 containing the following volumes:

e Volume I containing supporting written materials for issuance of the requested special
permit including special permit forms, a general site history and project description, a
sumimary of requested special permits, community engagement summary, and detailed
responses to applicable special permit approval criferia.

e Volume II containing PUD-7 Development Proposal for the project including plans,
studies and reports required by PUD-7 zoning,

o Volume Il containing appendices including Wind Study, Flood Elevation report, Green
Building Report, Acoustical Study, Retail Report, and Tree Study.

e Volume IV containing the Certified Transportation Impact Study.

2. Memo to the Planning Board from Michael Owu, dated 3/16/2021, summarizing updated
supplemental materials clarification, with supporting graphic materials.

3. Memo to the Planning Board from Michael Owu, dated 3/26/2021, summarizing updated
supplemental materials clarification, with supporting graphic materials.

4, Slides from Presentation to Planning Board on 4/6/2021.

5. Special Permit Application dated 6/4/2021 containing the following volumes: Volume 1
Narrative; Volume 2 Development Plan; Volume 3 & 4 Appendices; and Design Guidelines.

6. Slides from Presentation to Planning Board on 7/20/2021.

City of Cambridge Documents
7. Memo to the Planning Board from Katherine F. Watkins, City Engineer, dated 3/30/2021.

8. Memo to the Planning Board from Community Development Department Staff, dated
3/31/2021.

9. Memo to the Planning Board from Joseph E. Barr, Director of Traffic, Parking and
Transportation, dated 4/1/2021.

10. Memo to the Planning Board from Community Development Department (CDD) staff, dated
7/15/2021.

11. Memorandum fo the Planning Board from Joseph B. Barr, Director, Traffic, Parking &
Transportation Department (TP+T), dated 7/15/2021.

Qiher Documents

12. Email communication to the Planning Board from Jack Dennis, dated 2/8/2021.

13. Email communication to the Planning Board from Al Oppenheim, dated 2/12/2021.
14. Email communication to the Planning Board from Bjorn Poonen, dated 2/12/2021.
15. Letter to the Planning Board from Larry and Jane Stabile, dated 2/21/2021.

16. Email communication to the Planning Board from Bjoin Poonen, dated 3/6/2021.

17. Letter to the Planning Board from Kendall Square Residents, dated 3/18/2021.
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. Email communication to the Planning Board from Karen A Biemann, dated 3/24/2021.
Email communication to the Planning Board from Dorothy Gonson, dated 3/25/2021.
Email communication to the Planning Board from Chantal Eide, dated 3/25/2021.
Email communication to the Planning Board from Katherine Olivier, dated 3/26/2021.
Email communication to the Planning Board from Shelagh Hadley, dated 3/30/2021,
Email communication to the Planning Board from Janet Plotkin, dated 3/30/2021.
Memo to the Planning Board from Cambridge Pedestrian Committee, dated 3/31/2021.
Email communication to the Planning Board from Lindsay Greimann, dated 4/3/2021.
Email communication to the Planning Board from Gerald OLeary, dated 4/3/2021.
Email communication to the Planning Board from Alan Oppenheim, dated 4/3/2021.
Email communication to the Planning Board from Heather Hoffiman, dated 4/4/2021.
Letter to the Planning Board from Charles Hinds, ECPT, dated 4/4/2021.

FEmail communication to the Planning Board from Gerald OLeary, dated 4/5/2021.
Letter to the Planning Board from Candace Young, dated 4/5/2021.

Fmail communication to the Planning Board from Bjorn Poonen, dated 4/5/2021.
Email communication to the Planning Board from Alan Oppenheim, dated 4/5/2021.
Tetter to the Planning Board from Cathie Zusy, dated 4/5/2021.

Email communication to the Planning Board from Peter Crawley, dated 4/6/2021.
Letter to the Planning Board from Susan Lapierre and Michael Delia, dated 4/6/2021.
Memo to the Planning Board from Cambridge Bicycle Commitiee, dated 7/16/2021.
Memo to the Planning Board from Cambridge Redevelopment Authority, dated 7/19/2021.
Letter to the Planning Board from John Pitkin, dated 7/19/2021.

Email communication to the Planning Board from Ovadia R Simha, dated 7/20/2021.
Memo to the Planning Board from East Cambridge Planning Team, dated 7/20/2021.
Fmail communication to the Planning Board from Catherine Zusy, dated 7/20/2021.
Letter to the Planning Board from Steve L.aMaster, undated.

. Notice of Extension of Time to July 30,2021, dated 5/21/2021.

. Notice of Extension of Time to October 1, 2021, dated 7/21/2021.
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APPLICATION SUMMARY

The “Volpe Exchange Parcel” PUD application proposes redevelopment of the site presently
occupied by the facilities of the U.S. Department of Transportation’s Volpe National
Transportation Systems Center. The Volpe Center facilities will be consolidaied into an
approximately four-acre portion of the present site; the remaining approximately ten acres of the
present site comprise the Volpe Exchange Parcel, two non-contiguous parcels of land (referred to
as the “Northern Parcel” and “Southern Parcel”) which collectively comprise a single
Development Parcel.

The Final Development Plan consists of eight (8) Building Sites. Four Building Sites are
predominantly commercial buildings, programmed primarily for office or laboratory use, and
four Building sites are predominantly multifamily residential buildings. The ground floors of
each building immediately fronting on Third Street or Broadway will include Active Space,
containing retail and other uses that provide programming and services to the general public.
Additional ground-floor retail and other Active Uses (defined below) are located within the
ground floors of buildings fronting on Potter Street, Binney Street and Broad Canal Way
including a Community Space and an Entertainment Venue. Primary building entrances will be
located on Broadway, Potter Street and Binney Street.

As shown on the Final Development Plan, the Project will include Publicly Beneficial Open
Space, including at least two acres of Permanently Guaranteed Open Space as required by
Section 13.94(d) of the Zoning Ordinance, which are arranged into four different Park Sites with
varying sizes and functions.

The Final Development Plan also includes the development of private streets (or portions of
private streets) within the proposed Development Parcel, including: (1) new segments of Fifth
Street, between Broadway and Potter Street, and between Munroe Street and Binney Street; (ii) a
new segment of Potter Street from its existing terminus at Fifth Street to a location near the
newly proposed Sixth Street Park; (iil) Kendall Way, which will run north-south connecting
Broadway to the proposed new extension of Potter Street; and (iv) an extension of the existing
Broad Canal Way through a portion of the Southern Parcel from Third Street to Kendall Way.
Munroe Street, which is immediately adjacent to the Northern Parcel, is anticipated to remain a
public way.

Parking for all new development is proposed to be provided in a combination of below-grade
garages — one located beneath each of the Northern Parcel and the Southern Parcel. In addition,
there will be approximately twenty-seven (27) on-sireet parking spaces located along Fifth Street
and Broad Canal Way. Loading facilities will be provided at grade level, in the focations
depicted in the Final Development Plan.
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FINDINGS

After review of the Application Documents and other documents submitted to the Planning
Board, testimony given at the public hearing, and review and consideration of the applicable
requirements and criteria set forth in the City of Cambridge Zoning Ordinance {(“Zoning
Ordinance” or “Ordinance”) with regard to the special permits being sought, the Planning Board
makes the following Findings:

1. Planned Unit Development (PUD) Final Development Plan Approval (12.36)

The Applicant submitted a Development Proposal on February 10, 2021 in accordance with
the requirements of Article 12.000. The Planning Board approved the Development Proposal
following a public hearing on April 6, 2021, and issued a Preliminary Determination
approving the Development Proposal with requests for additional material to be included in
the Final Development Plan. The Preliminary Determination was filed with the City Clerk on
April 21, 2021. The Applicant responded to the requests for additional material and
submitted a Final Development Plan on June 3, 2021,

Pursuant to Section 12.36.4, the Board reaffirms the findings made in its Preliminary
Determination and finds that the Final Development Plan remains in conformance with the
evaluation criteria set forth in Section 12.35.3, as set forth below.

(1) The Development Proposal conforms with the General Development Controls sel Jforth in
Section 12.50, and the development controls set forth in the specific PUD district in
which the project is located,

The Board finds that the Final Development Plan is in conformance with the General
Development Controls set forth in Section 12.50 and the development controls of the
PUD-7 zoning district contained in Section 13.90 of the Zoning Ordinance. The Final
Development Plan demonstrates compliance with the specific requirements set forth in
the PUD-7 zoning adopted in 2017.

(2) The Development Proposal conforms with adopted policy plans or development
guidelines for the portion of the city in which the PUD district is located,

The zoning for the PUD-7 district was developed to be consistent with established plans
and guidelines for Kendall Square and East Cambridge, including the Kendall Square
(“K27") Planning Study and Design Guidelines (2013); the Planning and Design
Principles established by the City’s Volpe Working Group (2017) and Volpe Site Design
Guidelines (2017), collectively, the “PUD-7 Guidelines and Principles”. The Board has
reviewed the PUD-7 Guidelines and Principles along with comments provided by
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Community Development Department (CDD) staff and finds the Final Development Plan
to be consistent with such guidelines and principles.

(3) The Development Proposal provides benefits to ihe city that outweigh its adverse effects.

The Board finds that, on the whole, the proposed PUD will benefit the City by enabling
the redevelopment of the parcel info a mixed-use innovation district with residential and
commercial uses, community space, an entertainment venue, innovation space, and a
network of streets and open spaces that improve connectivity to the existing street
network and surrounding neighborhoods. The proposed PUD will provide additional
benefits as outlined in the Letter of Commitment that is incorporated by reference into the
PUD-7 zoning.

In making this determination the Planning Board shall consider the following:

(a) The quality of the 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

The Final Development Plan thoughtfully arranges buildings and land uses around
a planned network of streets and open spaces that makes logical connections to
the existing urban fabric. Buildings are designed to provide ample active ground-
floor uses throughout the development to encourage pedestrian activity and street

level activity. Permanently guaranteed open space is provided in the form of four
“Park Sites” which are distributed throughout the sife and contain varied design
approaches and planned programming, Slight adjustments to the arrangement of
buildings and open spaces presented in the Development Proposal have resulted
in an improved Final Development Plan.

(b) Traffic flow and safety

The Final Development Plan includes a new network of private sireets, sidewalks
and bicycle lanes which help to facilitate safe, orderly access and mobility
throughout the Development Parcel. Off-street vehicle parking for the
development is provided entirely in two underground garages. Off-street loading
is internalized at-grade and service entries are prioritized for secondary streets
within the Development Parcel. The Final Development Plan includes a
Transportation Impact Study (TTS) which has been certified complete and reliable
by TP+T staff and includes a program of transportation improvements and other
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measures (attached hereto as Appendix C) which help to mitigate impacts created
by the project.

(c) Adequacy of utilities and other public works

The Application Documents, testimony at the public hearing, and memorandum
from the City Engineer indicate that there is adequate utility and public works
capacity to satisfy the demand from the Final Development Plan. With the
appropriate mitigation as identified in the Department of Public Works
Memorandum dated 3/30/21, City requirements related to infrastructure are
understood and will be met in the new development.

(d) Impact on existing public facilities within the city

The Final Development Plan is not expected to result in any negative impact on
existing public facilities.

(e) Potential fiscal impacts

The Final Development Plan is generally expected to result in positive fiscal
impacts for the City, including increased tax revenue and contributions to public
improvements and mitigation as required in the PUD-7 zoning and Letter of
Commitment.

Pursuant to Section 12.36.4, the Board finds that the Final Development Plan contains those
revisions required by the Planning Board in its Preliminary Determination (appended hereto) as
well as responses to requests for additional information as discussed below. These materials were
summarized in a Comment Response Matrix provided as part of the Final Development Plan
submission and provided direct responses to each of the requests in the atfached Preliminary
Determination as well as references to additional information provided within the Final
Development Plan submission itself.

2. Project Review Special Permit (19.20)

The Board finds that the Final Development Plan conforms to the criteria for approval of a
Project Review Special Permit contained in Section 19.20, as set forth below.

(19.25.1) Traffic Impact Findings. Where a Traffic Study is required as set forth in Section

19.24 (2) the Planning Board shall grant the special permit only if it finds that the project

will have no subsiantial adverse impact on city traffic within the study areq as analyzed in
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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.

(19.25.11) Traffic Impact Indicators. In determining whether a proposal has substantial
adverse impacts on city traffic the Planning Board shall apply the following indicators. When
one or more of the indicators is exceeded, it will be indicative of potentially substantial
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 efforis and actions may include, but are not limited
to, transportation demand management plans; roadway, bicycle and pedestrian facilifies
improvements; measures to reduce traffic on residential streets; and measures undertaken to
improve safety for pedestrians and vehicles, particularly ai intersections identified in the
Traffic Study as having a history of high crash rates.

The indicators are: (1) Projecr vehicle trip generation weekdays and weekends for a tweniy-
four hour period and A. M. and P.M. peak vehicle trips generated; (2) Change in level of
service at identified signalized intersections; (3} Increased volume of trips on residential
streels; (4) Increase of length of vehicle queues at identified signalized intersections, and (35)
Lack of sufficient pedestrian and bicycle facilities. The precise 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.

The Applicant completed a thorough and comprehensive Transportation Impact Study (T1S),
with a functional scope determined by TP-+T, which was certified as complete and reliable by
TP+T on November 4, 2020. The Board received memoranda from TP+T dated March 29,
2021 and July 15, 2021 commenting on the findings of the TIS, other project considerations
related to traffic and transportation, and recommended planning, design and mitigation
strategies. The Board discussed such material with TP-+T staff at its public hearings and
makes reference to such material in making these Findings.

In addition to a comprehensive analysis of the traffic impact criteria required by Section
19.20, the TIS includes an analysis of demand for parking and bicycle parking as well as an
analysis of transit demand and service in the area. The findings of these analyses have helped
shape some characteristics of the Final Development Plan, such as further reducing the
number of proposed off-street parking spaces, relocating planned service entries/exits, and
determining the final proposed layout of new private street segments within the PUD. Due to
the size of the PUD, the TIS indicated that the project will exceed project review thresholds
in several areas, but these exceedances can be appropriately mitigated by completing a series
of transportation improvement measures as detailed in Appendix C Transportation
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Mitigation Program, which has been incorporated into this Decision and attached hereto.
Further detailed design review will occur during the Design Review process described in the
Conditions of this Special Permit Decision prior to the issuance of a Building Permit for each
building. There will be continuing staff review of strect and sidewalk cross-sections,
pavement marking and signage plans, and construction management plans.

Based on the information provided, the Board finds that the extensive set of transportation
mitigation and monitoring measures appropriately counterbalance the anticipated
transportation impacts as presented in the TIS, and therefore finds that there will be no
substantial adverse impact on city traffic within the study area.

(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 Jorthin
Section 19.30. In making that determination the Board may be guided by or make reference
to urban design guidelines or planning reports that may have been developed for specific
areas of the city and shall apply the standards herein contained in a reasonable manner (o
nonprofit religious and educational organizations in light of the special circumstances
applicable to nonprofit religious and educational activities.

The Board finds that the proposed project is consistent with the Urban Design Objectives set
forth in Section 19.30, which also make reference to plans and guidelines established by the
City for particular areas. The Board acknowledges that the Final Development Plan presents
development in conceptual form, and therefore makes the below findings based on the
overall master plan presented for the development. Detailed designs of individual buildings
and development sites within the PUD will be reviewed further by the Board in accordance
with the Conditions of this Decision.

(19.31) New projects should be responsive to the existing or anticipated pattern of
development.

As described in the PUD findings set forth above, the Final Development Plan follows
from the extensive discussion undertaken during the creation of the PUD-7 zoning
regulations that have shaped this PUD proposal. The Final Development Plan creates a
network of new streets and open spaces and connects them to the surrounding districts of
Cambridge, along with buildings that help to frame and enliven those spaces. The
inclusion of a mix of commercial and residential development, active ground floor uses,
well-scaled street facades and interplay of variety and simplicity in the buildings’
proposed massings will contribute to the quality and enjoyability of the strects and other
open spaces adjoining the site.
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The proposed building heights are varied, ranging from 170 up to 450, which will
provide diversity in scale and help to combat the impression that the district is a singular
entity. The block diagrams included in the Final Development Plan illustrate heightened
ground floor articulation; using breaks in plane or material to reduce fagade lengths and
create visual interest.

(19.32) Development should be pedestrian and bicycle-friendly, with a positive
relationship to its surroundings.

The Final Development Plan prioritizes pedestrian and bicycle travel by placing alt off-
street vehicle parking underground, incorporating separated bicycle facilities on all new
private street segments, and adding two ex(ra-large Bluebikes stations at key planned
activity areas throughout the PUD. Further, Broad Canal Way, the primary east-west
connector through the site, will be designed to prioritize bicycle and pedestrian activity
and limit vehicle traffic. The overall site pattern was designed to connect to key existing
and planned bicycle facilities, particularly the Kittie Knox Bike Path and future separated
bicycle facilities on Binney Street, Broadway and Third Street.

(19.33) The building and site design should mitigate adverse environmental impacts of a
development upon its neighbors.

The Final Development Plan proposes a sensible arrangement of potentially disruptive
functions so that they minimally impact surrounding lots or the public realm. Most
loading and service facilities are located on-grade, enclosed, and accessible from side
streets. Conditions at the perimeters of the site arc designed to be friendly to abutters and
passersby. While the buildings are large in scale, as the zoning allows, the proposed
massing schemes and block diagrams in the Final Development Plan illustrate a diverse
range of potential massing schema designed to provide separation between buildings
providing light, air and views. The tallest buildings are located along existing high-~
density commercial corridors such as Broadway, or to the interior of the site so as to
minimize shadow impacts on neighboring properties. Conversely, buildings step down in
height near the perimeter of the site (see Building R4 and C4). Wind impacts have been
assessed and mitigating measures are proposed to minimize impacts on the public realm,
which will be reviewed in more detail for each site through the design review process.
Existing mature pin oaks along Third Street will be preserved so as to protect existing
canopy at the perimeter of the site. The project will result in an increase in trees and
landscape features through extensive proposed street tree planting, new open spaces
throughout the site, and additional landscaping on private street segments.

(19.34) Projects should not overburden the City infrastructure services, including
neighborhood roads, city water supply system, and sewer system.
September 28, 2021 Page 10 of 36
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Tn accordance with the Conditions of this Special Permit Decision and other applicable
regulations, the Final Development Plan will result in improvements to public
infrastructure including roads, water and sewer systems. Transportation and other impacts
will be mitigated and monitored. The project will also be subject to enhanced standards
for sustainable design as required by zoning and will continue to be reviewed and
assessed for opportunities for improved sustainability through the course of development.
Specific sustainability strategies will be considered as part of the future design review of
individual buildings, including enhanced commissioning, opportunities for ground source
and air source heat pumps, heating load sharing (either as a disirict or phased pairs of
buildings), solar photovoltaics, solar hot water, bio-fuel emergency power fuel, battery
storage, the potential for initial or future electrification of building energy systems,
airtightness and additional methods to reduce or eliminate fossil fuel usage, and
opportunities for participation in a future community renewable energy purchase.

(19.35) New construction should reinforce and enhance the complex urban aspects of
Cambridge as it has developed historically.

The Final Development Plan includes a new network of private street segments and
buildings that helps to improve the overall connectivity and pattern of development
within the Kendall Square neighborhood, correcting prior patterns of development that
created an impenetrable “superblock” at this critical location. The Final Development
Plan will result in a development that will be more welcoming to residents, employeces
and visitors to Kendall Square. The project includes significant ground floor active uses
and a variety of open spaces throughout the development that will be accessible to the
public and incorporate a diverse range of programming to suit the needs and desires of
the community and surrounding neighborhoods,

(19.36) Expansion of the inventory of housing in the city is encouraged.

The Final Development Plan includes the addition of at least 1.128 million square feet of
residential uses, which creates approximately 1,400 dwelling units. At least 20% of the
provided dwelling unit square footage will be devoted to permanently affordable housing
in accordance with applicable requirements.

(19.37) Enhancement and expansion of open space amenities in the city should be
incorporated into new development in the city.

The Final Development Plan includes approximately 3.5 acres of open space, of which 2
acres will be Permanently Guaranteed Open Space. Planned open space will provide a
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variety of programming options, including open lawns, fields, courts, paths and trails, as
well as opportunities for temporary and pop-up activities such as markets and festivals.
Public realm improvements, including generous sidewalks and spill out zones, provide
opportunities for outdoor dining, seating and public interaction.

3. General Criteria for Issuance of a Special Permit (10.43)

The Planning Board finds that the project meets the General Criteria for Issuance of a Special
Permit, as set forth below.

10.43 Criteria. Special permits will normally be granted where specific provisions of this
Ordinance are met, except when particulars of the location or use, not generally true of the
district or of the uses permitted in it, would cause gronting of such permit to be to the
detriment of the public interest because:

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

Upon granting of the requested special permits, it appears that the requirements of the
Ordinance will be met.

(b) traffic generated or patterns of access or egress would cause congestion, hazard, or
substantial change in established neighborhood character, or ... '

Transportation impacts have been carefully assessed as described above in these
Findings. No changes to patterns of access or egress are anticipated that would cause
substantial adverse impact.

(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 ...

The proposed development is consistent with the zoning requirements for the arca and
will not adversely impact the operation or development of adjacent uses.

(d) nuisance or hazard would be created to the defriment of the health, safety and/or welfare
of the occupant of the proposed use or the citizens of the City, or ...

The proposed development will not cause nuisance or hazard and will be conducted in
accordance with all applicable health and safety requirements. ‘
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(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 proposed uses are fully consistent with the anticipated character of the district as
established through the City’s planning and zoning.

() the new use or building construction is inconsistent with the Urban Design Objectives set
forth in Section 19.30.

The proposed development is consistent with the Citywide Urban Design Objectives, as
set forth further above in these Findings.
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DECISION

Based on a review of the Application Documents, testimony given, and comments made at the
public hearings, and the above Findings, the Planning Board hereby GRANTS the requested
Planned Unit Development and Project Review special permits for the Final Development Plan,
subject to the following conditions and limitations. Hereinafter, for purposes of this Decision, the
Permittee shall mean the Applicant for the requested Special Permits and any successor or
successors in interest.

Conditions fall into the following sections:

1. General Conditions

2. Approved Development Program

3. Open Space

4, Design Review

5. Timing and Phasing

6. Transportation and Infrastructure Improvements
7. Conveyance

8. Housing

9. Active Space

10. Innovation Space

11.  Noise and Vibration

12. Construction Management

13. Sustainable Environmental Strategies

14. Contributions to Community Fund

15.  Letter of Commitment

16.  Other Requirements

17.  Subdivision of the PB-368 Development Parcel
18.  Procedures for Granting Minor and Major Amendments

Appended to the conditions of the special permit are sections of the Final Development Plan
and other materials that are referenced for the sake of ongoing review, such as the following:

A. Development Summary

B. PUD-7 Guidelines and Principles

C. Transportation Mitigation Program

D. Open Space Diagram

E. Phasing Plan

F. Letter of Commitment dated October 23, 2017

G. Graffito SP Retail Report dated November 16, 2020
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1. General Conditions

All development authorized by this Special Permit shall conform to the applicable

requirements of the Cambridge Zoning Ordinance (“CZ07) and all other City of Cambridge

Ordinances, in addition to the Conditions of this Special Permit Decision (the “Decision”).

a. All development authorized by this Special Permit shall be in substantial conformance
with the Final Development Plan materials dated June 4, 2021 and all supplemental plan
materials submitted to the Planning Board prior to issuance of this Special Permit,
except as otherwise set forth in this Decision. The supplemental materials listed above,
together with the application materials, comprise the “Application Documents”.

b. The Community Development Department (“CDD™) shall certify to the Superintendent of
Buildings that all Conditions of this Decision are met prior to the issuance of a Building
Permit or Certificate of Occupancy for any development authorized by this Special
Permit. :

2. Approved Development Program

The following characteristics of the Planned Unit Development (PUD} are specifically

permitted and are summarized in Appendix A, Development Summary:

2. Development Parcel, The Development Parcel approved by this Decision (referred to
as the “PB-368 Development Parcel”) is depicted in Appendix A. Future subdivisions
of the PB-368 Development Parcel are permitted in accordance with Condition #17 of
this Decision.

i, The size of the PB-368 Development Parcel may be increased by the Permittee by
adding either one or both of (I) the abutting GSA Triangle Parcel, which is depicted
on the Final Development Plan and contains approximately 1,618 square feet, and (IL)
the CRA. parcel abutting the northeast corner of the PB-368 Development Parcel,
measuring approximately 5,890 square feet. Any other changes to the Final
Development Plan resulting from such an increase may be approved by the Planning
Board as Minor Amendments or Major Amendments pursuant to Condition #18 of
this Decision. _

b. Aggregate Development Program.

i Total Development. The maximum Gross Floor Area (GFA) permitted for the PB-368
Development Parcel shall not exceed 2,820,000 square feet, not including
approximately 189,913 square feet of development in the approved Final
Development Plan that is exempt from GFA calculations by Section 13.93.1 of the
CZ0, as more specifically set forth in Appendix A attached to this Special Permit
and incorporated herein. If the size of the PB-368 Development Parcel is increased as
described in Condition #2-a-i. of this Decision, the maximum GFA shall be increased
10 2,850,000 square feet in accordance with Section 13.93.1 of the CZO, provided
that a revised Development Summary (Appendix A) is submitted to the Planning
Board for approval as a Minor Amendment pursuant to Condition #18 of this
Decision.
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i Office or Laboratory Uses. This Decision authorizes the construction of up to
1,589,587 square feet of GFA for office or laboratory uses (Section 4.34 of the CZO).

i, Innovation Space. This Decision authorizes the development of up to 167,326 square
feet of Innovation Space to satisfy the requirement of Section 13.96.3 of the CZ0. A
portion of the Innovation Space provided shall be excluded from GFA calculations in
accordance with Section 13.93.1(b)(3) of the CZO.

iv. Residential Uses. This Decision authorizes the construction of at least 40% of the
total approved GFA for multifamily residential uses (Section 4.31-g of the CZ0O),
consisting of approximately 1,400 dwelling units and at least 1,128,000 square feet
of GFA. Such residential uses shall fulfill the housing requirements set forth in
Section 13.93.1(c) of the CZO.

v. Active Space, as defined in Section 13.96.1.b of the CZ0, is authorized as
shown in the Final Development Plan and as further defined in this Decision. A
portion of Active Space shall be exempted from GFA requirements in
accordance with Sections 13.93.1(b)(2) and 13.96.1(a)(3) of the CZO. The
Planning Board also hereby excludes the GEA of the Entertainment Venue, as
depicted in the Final Development Plan, from GFA requirements in accordance
with Section 13.96.1(a)(3) of the CZO.

vi. Community Center, as defined in Section 13.96.5 of the CZO, shall be
constructed as part of Building Site R as described in the Site Development
Plan and is exempt from GFA calculations per 13.93.1(b)(5) of the CZO.

vii. Modifications of Permitted Uses. Any change to this approved Aggregate
Development Program that increases the GFA devoted to Residential Uses or Active
Space, with a commensurate decrease in Office or Laboratory uses, may be approved
by the Planning Board as a Minor Amendment pursuant io Condition #18 of this
Decision.

viii. Parking.

« The Final Development Plan includes the construction of 1,759 off-street parking
spaces located in two underground parking facilities on the site. The Planning
Board waives any minimum off-street parking requirements applicable in the
base Zoning Districts in accordance with Section 13.95.3 of the CZ0O. A
reduction in the total number of off-sireet parking spaces may be approved
administratively by CDD provided that such decrease does not exceed five
percent (5%) of the total number of approved parking spaces, while any further
reduction may be approved as a Minor Amendment pursuant to Condition #15 of
this Decision. All parking facilities shall be regulated by the applicable
provisions of Appendix C (Transportation Mitigation Program), as well as the
provisions of 13.95.6 of the CZO. Parking spaces may be used for carsharing to
the extent allowable by the CZO.

e [Electric Vehicle (EV) charging stations shall also be allowed within parking
facilities and provided in accordance with the Transportation Mitigation Program;
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Xi.

however, at a minimum the Project shall provide ninety (90) dual-head Level 2
chargers (serving 180 vehicles) and install Conduit and/or the necessary
infrastructure to support future installation of additional T.evel 2 chargers to serve
the remainder of the parking spaces. The Applicant shall track use of the EV
charging stations (including users requests).

s Any change to the number of available parking spaces accomplished by
reallocating or active parking management may be approved as a Minor
Amendment pursuant to Condition #18 of this Decision.

ix. The Permittee may enter into a lease, license or other occupancy agreement to use

existing parking spaces in the below-grade parking garage situated below the residential
condominiutn buildings at 285 and 303 Third Street (the “303 Third Parking Garage™),
which is currently under separate ownership, to serve the approved residential or non-
residential uses in the Final Development Plan, including the use of such spaces on an
interim basis in connection with the construction of the Project. Such arrangement, if it
is made, shall have an initial term length of at least thirty (30) years or the duration of
the interim petiod for which the parking will be used, whichever is shorter, and the
number of parking spaces provided on the PB-368 Development Parcel shall be reduced
by a commensurate number of spaces without the need for further review or approval by
the Planning Board; however, evidence of the lease, license or other occupancy
agreement shall be provided to City staff. Such an arrangement may require an
Amendment to Special Permit PB-189 (which governs the development at 303 Third
Street) in accordance with Articles 12.37 and 13.10 of the CZO.

Bicyele Parking. The Final Development Plan includes the construction of a minimum
of 1,876 long- term bicycle parking spaces and 338 short-term bicycle parking spaces
for the project. However, as set forth in Appendix C (Transportation Mitigation
Program), the final number of and locations for short-term bicycle parking shall be
subject to approval by CDD and the Traffic, Parking, and Transportation Department
(TP+T) during the design review process for individual buildings and open spaces.
Public Bicycle Sharing Stations are authorized without limitation. At a minimum, the
Permittee shall fund the purchase and related installation costs of at least 54 public
bicycle sharing spaces (i.c., Bluebikes) in two extra-large Bluebikes docks (27 spaces
each) on the PB-368 Development Parcel. The Bluebikes station locations shall be as
generally shown in the Final Development Plan, with the final location subject to City
review and approval prior to installation. Funding for the required Bluebikes stations
shall be provided to the City prior to the issuance of a Building Permit for the first
nonresidential building in the Final Development Plan.

o. Site Development Program.

i. Building Sites: This Decision authorizes development on eight (8) distinct Building

Sites, as generally shown on the Final Development Plan and as described in further
detail in the Site Development Table in Appendix A of this Decision, which are
summarized below:
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o RI- An approximately 250° tall building consisting of primarily Multifamily
Dwelling uses and containing 197,700 square feet, with ground-story Active
Space including a Community Space;

"o R2 - An approximately 300° tall building consisting of primarily Multifamily
Dwelling uses and containing 302,600 square feet, with ground-story Active
Space;

o R3 — An approximately 456 tall building consisting of primarily Multifamily
Dwelling Uses and containing 450,200 square feet, with ground-story Active
Space including an Entertainment Venue;

o R4 .- An approximately 250’ tall building consisting of primarily Multifamily
Dwelling Uses and containing 227,000 square feet, with ground-story Active
Space; '

o Cl — An approximately 250° tall building consisting of primarily Office and
Laboratory uses and containing 437,700 square feef, with ground-story
Active Space;

o (2 — An approximately 280° tall building consisting of primarily Office and
Laboratory uses and containing 521,700 square feet, with ground-story
Active Space;

e (3 — An approximately 250" tall building consisting of primarily Office and
Laboratory uses and containing 474,113 square feet, with ground-story
Active Space;

o (4 — An approximately 170’ tall building consisting of primarily Office and
Laboratory uses and containing 370,400 square feet, with ground-story
Active Space.

ii. Park Sites: In addition to these Building Sites, this Decision authorizes the
development of at least two (2) acres of Permanently Guaranteed Open Space
comptised of portions of the four (4) Park Sites described below, including at least
two (2) retail pavilions totaling 3,500 square feet, as follows. In addition to these Park -
Sites, Publicly Beneficial Open Space is included in the Open Space Diagram as
shown in Appendix D of this Decision and as attached hereto:

o Third Street Park — An approximately 1-acre park located at the corner of
Third Strect and Broadway.

o Community Center Park — An approximately 0.5-acre park located adjacent to
the Community Center at the northeastern corner of Fifth Street and Broad Canal
Way ‘

o Sixth Street Park — An approximately 0.5-acre linear park located alongside
the Loughrey Walkway/Kittie Knox Bike Path

o Binney Street Pocket Park — An approximately 0.2-acre through-lot pocket
park located between buildings C4 and R4 along Binney Street.

iti, This development program also includes the construction of the following street
segments:
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o Broad Canal Way — Westward extension of Broad Canal Way from Third Street to
Kendall Way
o Potter Street — Westward extension of Potter Street from Fifth Street to a
location proximate to the Loughrey Walkway/Kittie Knox Bike Path
e  Fifth Street — Southward extension of Fifth Street from Binney Street to Broadway
e Kendall Way — New street segment extending southward from Potter Street to
Broadway
iv. Modifications to Site Development Table. As part of the Design Review process for
any Building Site or Park Site, the Planning Board may approve a revised Site
Development Table that alters the land area, Publicly Beneficial Open Space,
Permanently Guaranteed Open Space, or height of any individual Building Site by no
more than 10%. Other modifications to the Site Development Table may be approved
by the Planning Board as Minor Amendments if the Board determines that they meet
the applicable criteria set forth in Condition #18 of this Decision.

d. Other Dimensional Requirements. Notwithstanding any dimensional requirements of the
base Zoning Districts, the dimensional characteristics of Building Sites as depicted in the
approved Final Development Plan, including lot sizes, building heights, GFA, Floor Area
Ratio (FAR), yards, open space, and distance between buildings, as well as the general
location of all parking and bicycle parking facilities, are hereby approved by the Planning
Board in concept pursuant to the PUD-7 Development Controls and subject to modification
through the Design Review procedures in Condition #4 below. Underground ofi-street
parking garages may extend across multiple Building Sites, Park Sites, and street segments
as depicted in the Final Development Plan.

. Open Space :

a. As an element of the PUD, the Planning Board specifically approves the amount,
location, and functional characteristics of the Permanently Guaranteed Open Space &
Publicly Beneficial Open Space as required in the CZO and such other open space as the
same is contextually depicted in the “Open Space Diagram™ attached as Appendix D.

b. As a condition of this Special Permit, and in addition to the approved Open Space
Diagram attached as Appendix D, the PUD shall include a publicly accessible pedestrian
and bicyele connection from Sixth Street Park to Broad Canal Way, in order to ensure a
continuous publicly accessible connection from the public Sixth Street Connector to
Third Street. Such connection shall be reviewed and approved by the Planning Board in
connection with the design review of the earlier of Sixth Street Park, Building Site R3, or
Building Site C3. Prior to or at the time of submitting plans for design review of an
adjacent Building Site or Park Site (as described in Condition #4 below), Permittee shall
submit to the City a drafi Jegal mechanism to provide for permanent public access.

¢. Following Final Development Plan approval and prior to or at the time of submitting plans
for design review of any Open Space denoted as Permanently Guaranteed in the Final
Development Plan, the Applicant shall submit a draft deed restriction, covenant, ot other
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mutually agreed-upon legal mechanism in accordance with Paragraph (d) of Section
13.94 of the CZ.0 for review by the City of Cambridge, with the expectation that such
mechanism would be executed and recorded prior to completion of such Open Space;
however, the City and Permittee may extend the timeframe for execution by mutual
agreement. The Permanently Guaranteed Open Space may contain the two retail pavilions
authorized in Condition #2(c)(i) above, and the footprint of such pavilions shall not be
deducted from the calculating the Permanently Guaranteed Open Space required under
Section 13.94(d) of the CZO. The Permanently Guaranteed Open Space may also contain
short-term bicycle parking and Public Bicycle Sharing Stations as generally depicted in
the Final Development Plan.

d. In accordance with Section 13.94 of the CZO, upon the completion of all of the
improvements in the PUD-7 District authorized by Special Permit PB #368, the Publicly
Beneficial Open Space in the PUD-7 District shall total no less than twenty-five percent
(25%) of the total land area of the PUD-7 District, excluding any land designated as a
Government Owned Lot. Approximately 3.5 acres of Publicly Beneficial Open Space shall
be provided on the PB-368 Development Parcel as set forth in the Final Development Plan.
Such Publicly Beneficial Open Space shall be located at the ground plane and shall be
generally accessible for use by the public for reasonable periods throughout the day for the
purposes for which the open space is designed and approved by the Planning Board.

e. The Permitiee shall be responsible for completing improvements to Binney Street,
Broadway and Third Street and to other public areas surrounding the PB-368 Development
Parcel as set forth in the Final Development Plan and the Transportation Mitigation Program
attached to this Decision. All improvements to public spaces controlled by the City of
Cambridge shall be subject to final approval by the City.

£ The Permittee shall be responsible for the continued maintenance of the Open Space,
including at a2 minimum keeping sidewalks and other publicly accessible pedestrian and
bicycle pathways clear of ice and snow during the times specified in Section 12. 16.110 of
the Municipal Code of Ordinances.

4.  Design Review
In granting a Project Review Special Permit under Section 19.20 for the Final Development
Plan, the Planning Board hereby approves buildings and open spaces as presented in
conceptual form, subject to later design review by the Planning Boatd. The Planning Board
shall review and approve the detailed design of each Building Site and Park Site identified in
the approved Site Development Program (including both individual proposed Park Sites and
any landscape elements associated with a specific Building Site) at a regular Board meeting
at which the design review and approval has been placed on the agenda. The Permittee may
also submit interim materials for review and comment by the Planning Board prior to seeking
design approval and may submit revised materials for review and approval if sub stantive
design changes are made after recciving design approval.

a. Design review for approved Park Sites shall occur concurrently with design review of
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the Building Sites associated with that particular phase of development as set forth in the

Final Development Plan.

b. For each Building Site identified in the Site Development Program, during the design
development stage but prior to completion of final construction drawings, the Permittee is
required to provide the following materials to the Planning Board for final review and
approval, which materials shall also be made available to the public at least two weeks
prior to the Planning Board meeting at which the design review will be conducted:

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

ii. A description of all uses intended to be located on the site.

iii. A Site Development Plan, revised as necessary, showing the proposed
boundary lines for the subject site and other sites within the PUD.

iv. A conceptual site plan for all Building Sites and Park Sites within that Phase of the
Final Development Plan, in the case that it is the first Building Site or Park Site
that is submitted for review as part of a particular Phase.

v. A detailed site plan (or plans) of the entire Building Site illustrating:
¢ Plans and three-dimensional drawings showing how the building’s plan and

massing relate to its context.

o Landscape features including hardscape and vegetated surfaces, trees and other
plantings, outdoor furniture, outdoor lighting, bicycle parking, activity spaces,
public art, signage and wayfinding, and any other design clements.

« Conceptual plans for all roadways or sidewalks adjacent to the site, including
any planned changes approved or to be approved in the future by City
departments.

o Circulation routes to, from, and through the site for pedestrians, bicyclists,
passenger vehicles and service or delivery vehicles.

e The locations of all access and egress points for pedestrians, bicyclists, and
passenger vehicles as well as maintenance, service and delivery vehicles.

o Locations of any utility meters that will be accessed from the building’s exterior.

vi. Scaled and dimensioned floor plans of each level of the proposed building.

vii. A scaled and dimensioned roof plan, illustrating all features proposed to be located
on the roof including the arrangement of any rooftop mechanical systems and
enclosures, Green Roof Area, Solar Energy Systems, and any proposed lighting that
will be visible from outside the building.

viii. Scaled and dimensioned elevations of each side of the proposed building

with labels and descriptions of proposed exterior fagade materials, which

shall include any visible rooftop mechanical equipment, screening devices,

exterior vents, lighting fixtures and other appurtenances, as well as focused
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.

ix.

Xil.

xiii.

Xiv.,

XV.

Xvi.

clevations of each of the ground floor fagades.

A signage plan showing the general locations and areas of all signage visible from the
public way, including the general design characteristics of any wayfinding signage
intended to serve the PUD as a whole.

A plan showing the locations and desciibing the general characteristics of

proposed art installations.

Perspective views (including at least one view at night) of the site from significant
vanfage points, including public streets from which the building will be visible at a
distance, as well as pedestrian views from all sides of the building to illustrate how it
relates to the adjacent public realm.

The Green Building Review materials required to certify compliance with

Condition #11 of this Decision, as set forth in that Condition.

A Noise Mitigation narrative and acoustical report prepared by a professional
acoustical engineer, addressing the requirements in Section 13.96.2 of the CZO and
Condition #9 of this Decision.

A Light Mitigation narrative for any building containing laboratory or office use,
addressing the requirements in Condition #9 of this Decision.

A study, narrative and drawings describing any wind, shadow and glare impacts of
the proposed building on adjacent streets, Building Sites, and Open Spaces; as well as
any plans to help mitigate these effects.

In the case of a residential Building Site, a housing unit program describing the mix
of unit types by size, number of bedrooms, and level of affordability.

For each Park Site identified in the Site Development Program, during the design
development stage but prior to completion of final construction drawings, the Permittee is
required to provide the following materials to the Planning Board for final review and
approval, which shall also be made available to the public at least two weeks prior to the
Planning Board meeting at which the design review will be conducted:

i

A site plan (or plans) of the entire Park Site illustrating, in detail:
« Landscape features including hardscape and vegetated surfaces, trees and other
plantings, outdoor furniture, outdoor lighting, bicycle parking, activity spaces,
play features, public art, signage and wayfinding, water fe_atu‘res, topography and
drainage, paving materials, sitewalls, recreational equipment, and any other
design elements. ‘
s Conceptual plans for all roadways or sidewalks adjacent to the Park Site,
inctuding locations of parking, dropoffs, loading zones, curb cuts, bicycle lanes,
sitreet trees, and any planned changes approved or to be approved in the future by
City departments.
o Conceptual plans for all Building Sites and Retail Pavilions adjacent to the
Park Site, including renderings of the Park Site as it relates to adjacent building
facades and ground floor spaces.
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« Circulation routes to, from, and through the site for pedestrians, bicyclists, and
other applicable modes of transportation.

s The locations of all access and egress points for pedestrians, bicyclists, and
other applicable modes of transportation.

- Proposed planting details and selected species of plantings.

ii. A signage plan showing the general locations and areas of all signage visible from the
public way, including the general design characteristics of any wayfinding signage
intended to serve the PUD as a whole.

iii. Perspective views, (including at least one view at night) of the Park Site from
significant vantage points, including public streets from which the Park Site will be
visible at a distance, as well as pedestrian views from all sides of the Park Site to
illustrate how the Park Site will relate to the adjacent public realm.

iv. Prior to commencing Design Review for a specific Park Site, the Permittee shall submit
to the City of Cambridge for review draft language of a proposed legal mechanism for
ensuring that Publicly Guaranteed Open Space will remain available for public use, as
set forth in Condition #3 of this Decision.

d. Tn addition to presenting design drawings and illustrations, the Permiitee shall present the
following materials to the Planning Board at the design review meeting:

i. A physical, contextual scale massing model of the PUD depicting the building that is
being presented for review and the buildings and key features of Building Sites and
Park Sites within and surrounding the PUD.

ii. Samples of materialsto be employed in the Open Space design.

e. During the design review process for a site, the Board shall consider:

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

ii. The definition and shaping of streets and other open spaces on and adjoining the Volpe
site by the building's massing and the design of its facades.

iii. The extent to which the proposed building architecture utilizes design elements to help
reduce the visual length of facades.

iv. The extent to which the architectural design helps to minimize the “canyon effect” that
can occur between two tall buildings on opposite sides of a street.

v. The extent to which building roofscapes are utilized to vary the profile of streetwall and
podium-height elements.

vi. Any potential impacts of the proposed design on the public realm or on properties
outside of the PUD, including but not limited to visual impacts, wind impacts, shadow
impacts, and effects on the safety and comfort of pedestrians and bicyclists in the area,
and measures that are being taken to mitigate such impacts.

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

viti. The design of the Open Space, with special attention to the various landscape features
that support the planned programming and identity of the space, as well as the
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environmental comfort of its users.

ix. How the proposed Open Space fits within the context of adjacent Building Sites, streets,
sidewalks, and public and/or private ways.

x. The configuration and design of pedestrian, bicycle, and other applicable modes of
access and egress.

xi. How the design of the open space will support pedestrian and bicycle circulation and
comfort and the management of potential conflicts between pedestrian and bicycle paths
of travel as referenced in this Decision.

xii. The measures being implemented to promote highly sustainable design and
development reflecting the goals and objectives established by the City that are included
in the Final Development Plan and referenced in this Decision.

£ As described in Section 13.91.2, the Planning Board's review shall be guided by the design
standards specified in the Final Development Plan, which reflect the policy objectives set
forth in the Kendall Square ("K2"} Planning Study and Design Guidelines (2013), the

Planning and Design Principles established by the City's Volpe Working Group (2017) and

Volpe Site Design Guidelines (2017), collectively, the "PUD-7 Guidelines and Principles”,

p10v1ded that in the event of any conflict between any guidelines and the p10v1510ns of

Section 13.90, the provisions of Section 13.90 shall govern.

g. City Department Review.

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

ii. Public Improvements. Any public improvements associated with development on a
Building Site or Open Space, including but not limited to construction of public street
segments or infrastructure within the Development Plan, shall be reviewed and
approved by applicable City departments at a conceptual design stage prior to
submission of materials for review by the Planning Board. Subsequent to Planning
Board Design Review approval of a Building Site, the Permittee shall prepare and
submit 75% design drawings of any public improvements for review and comment by
applicable City departments prior to completing final construction drawings for
approval. Prior to issuance of a Building Permit for construction on a Building Site, all
applicable City departments shall either approve the design of any public improvements
associated with a Building Site or shall certify to the Superintendent of Buildings that
further review and approval of public improvements shall be considered at some later
time subsequent to issuance of a Building Permit.
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h,

Before the issuance of a Building Permit for any Building Site and prior to completion of
100% construction drawings for any Open Space in the PUD, CDD shall certify to the
Superintendent of Buildings that the final plans submitted to secure the Building Permit are
consistent with and meet all conditions of this Permit, including design approval, granted by
the Planning Board as it relates to ‘said Building.

Materials. Prior to the final selection of colors and textures for fagade materials, the
Permittee shall erect a mock-up of an exterior wall section on or near the Building Site
and/or Open Space (where applicable) to be reviewed by CDD for comment. Members of
the Planning Board shall be notified when the mock-up is erected and given an opportunity
to view the materials and fransmit any comments to CDD.

Exceptions. Design review and approval by the Planning Board shall not be required prior
to the issuance of a Building Permit, whether partial or full, for any of the underground
parking garages situated within the PB-368 Development Parcel, except to the extent that
points of access to and egress from the parking garages to be situated therein are materially
different from the locations for points of access and egress depicted in the Final
Development Plan. However, all parking and bicycle parking facilities, including access
and egress, shall be subject to technical review by CDD, DPW and TP+T prior to issuance
of a Building Permit. Additionally, CDD shall review and approve the design of any interim
surface conditions that may remain after completion of any underground parking facility
but prior to the constraction of buildings or open spaces as shown in the Final Development
Plan.

Timing and Phasing

Commencement. This Special Permit shall be governed by the provisions of Chapter 40A of
the Massachusetts General Laws (M.G.L..) and Section 10.46 of the CZO, which establish
the time within which construction authorized by the Special Permit must commence. With
respect to the requirements of Section 12.40, the Planning Board grants to the Permittee the
right to start construction within two (2) years of the date of filing of this Decision with the
City Clerk (not including the time required to pursue or await the final adjudication of an
appeal under Section 17 of M.G.L. c. 40A), hereby granting the extension permitted under
Section 12.41 for good cause, such good cause having been demonstrated by the Permittee
because of the unusually large size and scope of the PUD and the need to obtain third party
permits and approvals (including, without limitation, those for infrastructure and mitigation)
for the project. The Planning Board may approve subsequent extensions of the time for
commencement as Minor Amendments pursuant to Condition #18 of this Decision, not to
exceed two (2) years per extension, upon determination of good cause by the Permittee.
Completion. In accordance with the Final Development Plan, construction of the PUD shall
be completed within twenty (20) years of the date of the issuance of this Special Permit,
provided that if construction on a particular phase has commenced within twenty (20) years,
such phase shall be entitled to a Certificate of Occupancy so long as construction 18
diligently carried through to completion. Any extension of time beyond the twenty (20)
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years shall be submitted in writing to the Planning Board and shall require a written
determination from the Planning Board as to whether the requested extension constitutes a
Major or Minor Amendment in accordance with the procedures set forth in Condition #18 of
this Decision.

¢. Phasing

i

ii.

iii.

iv.

Development shall occur in phases as set forth in the Final Development Plan and
attached as Appendix E, which may be modified as set forth below. Each Phase shall
consist of the buildings, open spaces, streets, utilities, and other physical improvements
set forth in the Final Development Plan (except as they may be modified by this
Decision, as the same may be amended, and in the Design Review process) as being
located on or immediately adjacent to and serving the Building Sites and Park Sites
upon which the particular Phase is being constructed, in addition to the public
improvements set forth in the Traffic Mitigation Program, included as Appendix C of
this Decision, and public benefits as set forth in the Letter of Commitment dated
October 23, 2017 and in the Final Development Plan.
This Decision authorizes the development of residential Building Sites and Park Sites
earlier in the overall Phasing program set forth above. However, in no case shall the
development of a residential Building Site or Park Site occur later in the Phasing
program set forth above without first obtaining a Minor Amendment from the Planning
Board as set forth in Condition #18 of this Decision.
In the event that construction of a Phase has commenced but subsequently ceases,
causing a Building Permit to lapse prior to the delivery of required public benefits,
improvements or mitigation associated with that Phase, then the Planning Board may
withhold authorization of a Building Permit for a future Phase until construction has
recommenced, or the required public benefits, improvements or mitigation has been
delivered, or this Decision has been amended to authorize a change to the F inal
Development Plan.
While the construction of accessory parking facilities may precede the establishment of
the uses that are served by such parking facilities, parking spaces that have been
constructed in excess of the number of spaces authorized for the uses completed and
occupied at that time shall be made physically inaccessible to users in a manner
approved by TP+T; however, the Permittee shall be allowed to use such excess spaces
for parking by construction workers that are actively working on the Development
Parcel unti] the uses to be served by the parking facilities are completed and occupied.
Tnn accordance with Section 13.95.6 of the CZ0, on an interim basis and subject to
approval by a written determination of the Planning Board during the Design Review
process or at another time upon application by the Permitice, in anticipation of later
construction of structured parking sufficient to meet all parking requirements, on grade
open parking shall be allowed in a Development Parcel subject to the following
conditions:

1. The future parking structure will be constructed within the
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Development Parcel or on an adjacent Development Parcel or outside
of the PUD-7 District in a location that complies with the provisions of
Section 13.95.1, but it may be located either on or off of the lot which
it will serve;

2. Construction of the replacement parking structure will commence
within five years of the date of certificate of occupancy for the
building initially served by on grade parking;

3. The future parking structure will contain sufficient spaces for users of
the building initially served by on grade open parking so as to meet the
parking requirements for such building; and '

4. Binding commitments exist to establish, to the reasonable satisfaction
of the Planning Board, that requirements (1) through (3) above shall be
satisfied. Such comimitments shall be made by negotiated lease
agreement, deed restriction, covenant, license, occupancy agreement
ot comparable legal instrument.

Modifications. Modifications to the Phasing Plan or to this Condition #5 may be approved
by the Planning Board as Minor Amendments pursuant to Condition #18 of this Decision,
provided that afl other Conditions of this Decision and requirements of the CZO continue to
be met.

6. Transportation and Infrastructure

a.

The Permittee shall be required to implement the Transportation Mitigation Program
contained in Appendix C, at such times as are identified in said Appendix C.

The Permittee shall comply with the Parking and Transportation Demand Management
(PTDM) Plan approved by the City on July 14, 2021, as such may be amended in the future
with approval by the City.

The Permittee shall be responsible for the design and installation of all necessary
infrastructure and utility improvements both on and off the site needed to support the
approved construction on any site within the PUD. Any and all necessary infrastructure
improvements shall be designed to meet all requirements and standards of the City of
Cambridge and its relevant departments (including the City Engineer, Department of Public
Works (DPW), the Water Department and the Electrical Department), and all other legal
requirements with regard to the design and installation details of the improvements, as if
such facilities were to be installed in City streets.

As depicted in the approved Final Development Plan, Potter Street, Fifth Street, Broad
Canal Way, and Kendall Way shall each be private streets, and they shall be considered
streets for purposes of frontage under the CZO. The Permittce shall work with the City to
execute an easement, covenant or other agreement that would allow portions of the new
roadway segments to be used by the public for pedestrian, bicycle and, in certain locations,
vehicular traffic, all as shown on Volume 2, Figure D9 of the Final Development Plan.
However, the Permiftee may close portions of private streets to public travel for authorized
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construction activity or for community festivals, street fairs, and other similar gatherings
and events in accordance with the Final Development Plan and other applicable
requirements.

The Permittee shall undertake commercially reasonable efforts to obtain the rights to
complete improvements to portions of Fifth Street that are partially controlled by a separate
private owner. However, no Building Permit or Certificate of Occupancy shall be
unreasonably withheld if such improvements cannot be completed within the required
timeframe due to an. inability to obtain the necessary rights from the separate private owner,
provided that a modified plan or alternate timeframe to complete the same or comparable
improvements has been reviewed and approved by TP+T and DP'W. Such modification shall
not require an Amendment to the Final Development Plan, but an update shall be provided
to the Planning Board.

7. Conveyance
Where any utility is to be conveyed to the City of Cambridge, it shall be done in a
manner acceptable to the City. The Permittee shall prepare all documents necessary to

transfer these facilities to the City.

8. Housing

a.

Residential development authorized in this Decision is subject to the Inclusionary Housing
provisions of Section 11.203 of the CZ0, as they are modified by Section 13.93.1(c)(4)

of the CZ0, which states that in no case shall the Inclusionary Housing Requirement be

less than twenty percent (20%) and that notwithstanding the provisions of Section

11.203.5, no further increase in Floor Area Ratio or Gross Floor Area beyond the
limitations set forth in Section 13.93.1 shall be provided.

The Final Development Plan shall include the development of no less than twenty (20)
Middle Income Units as set forth in the Letter of Commitment dated October 23, 2017.
The Final Development Plan shall devote a minimum of five percent (5%) of the Dwelling
Unit Net Floor Area to Innovation Housing Units, measuring between three hundred fifty
(350) and four hundred fifty (450) square feet in size, as set forth in the Letter of
Commitment dated October 23, 2017.

Before the issuance of a Building Permit for a residential building, the Housing Division of
CDD shall certify to the Superintendent of Buildings that the applicable requirements of
Section 11.203 of the CZO are met for that building, including the recording of a covenant
in accordance with Paragraph (b) of Section 11.203.4 of the CZO.

Authorized uses in the Final Development Plan that are included in the Definition of
Incentive Project in Article 2.000 of the CZO shall be subject to the Incentive Zoning
provisions of Section 11.202 of the CZO. The required Housing Contribution payment shall
be calculated upon the issuance of a Building Permit for each individual building in the
PUD and provided to the City prior to the issuance of the first Certificate of Occupancy for
that building. The payment shall be at that rate established by the Ordinance at the time of
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issuance of the Building Permit and applied to the area of subject uses in the building, which
area shall be certified by a registered architect. Tn a mixed-use building containing common
arcas that are shared between subject and non-subject uses, the amount of common areas
that are subject to Incentive Zoning contributions shall be allocated proportionately to the
amount of subject and non-subject uses that share such common areas.

9. Active Space

d.

The Planning Board approves the proposed location of required Active Space as described
and illustrated in the Final Development Plan. In addifion, the Board authorizes any non-
residential ground-floor space within the PUD to be occupied by Active Space without
amending this Special Permit.

Active Space shall be provided in conformance with the requirements of Section 13.96.1,

Paragraphs (a) and (b) of the CZO, except as such requirements may be modified by the

Planning Board by this Decision or subsequent Amendments to this Decision. Such

modifications may be considered Minor Amendments in accordance with Condition #18 of

this Decision provided they are not found to result in substantial deviations from the
approved Final Development Plan.

Active Space shall be occupied by any of the following uses:

i. Those uses enumerated in Section 13.96.1 of the CZO.

ii. Any Retail or Consumer Service Establishments or Outdoor Retail or Consumer
Service Establishments listed in Sections 4.35 and 4.36 of the CZO, with the exception
of Drive-In Food Service Establishments, Drive-In Consumer Service Establishments,
Drive-In Theaters, Outdoor Auto Sales Facilities, Auto Service Stations, and Auto
Washes unless approved in writing by the Planning Board.

iii, The Entertainment Venue, as identified and depicted in the Final Development Plan.
Co-working spaces, temporaty and pop-up retail establishments, and recreational
spaces as described in the Final Development Plan.

iv. Any additional use that is generally open to the public, upon the written determination
of the Planning Board (which may be sought by the Permittee during the Design
Review process for a building site or at any other time upon application by the
Permittee) that such additional use meets the goals of Section 13.96.1 of the CZO.

The Permittee shall form an Open Space and Retail Advisory Committee in accordance with

the Final Development Plan and the Letter of Commitment dated October 23, 2017.

Prior to the issuance of a Certificate of Occupancy for any new commercial building, CDD’s

Economic Development Division (EDD) staff shall certify that an open space and retail

programming plan has been presented to and discussed by the Open Space and Retail

Advisory Committee in accordance with such Letter of Commitment.

The retail consultant report by Jesse Baerkahn of Graffito SP dated November 16, 2020,

provided in the Final Development Plan in accordance with Section 13.96.1(d).1 and

attached hereto as Appendix G, shall serve as a gnidance document for the Permittee, the
advisory committee, and EDD staff in future activities related to retail planning,
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f.

development and ground floor activation.
The Planning Board hereby approves the exemption of the proposed Entertainment Venue
from GFA limitations as Active Space per 13.96.1.a.3 of the CZ0O.

10. Innovation Space
Up to 167,326 square feet of Innovation Space shall be provided as described in the Final
Development Plan and in accordance with the requirements of Section 13.96.3 of the CZO.
Innovation Space may be included within existing or new development and may be provided
within the PUD-7 District or other Zoning and/or PUD Districts situated within one and one-
half (1.50) miles from the PUD-7 District. Because the Final Development Plan does not
identify the locations of Innovation Space, the proposed locations of Innovation Space shall
be provided to the Planning Board prior to the issuance of a Building Permit for any
nonresidential Building Site to demonstrate compliance with Section 13.96.3 of the CZO.
Subsequent changes to the proposed locations of Innovation Space may be approved as Minor
Amendments as set forth in Condition #18 of this Decision.

11. Noise and Vibration

a.

All buildings within the permitted PUD, and all construction activity pursuant to this Special

Permit, shall conform to the requirements of the City of Cambridge Municipal Noise
Ordinance.

In accordance with Section 13.96.2, at a minimum, any noise or vibration emanating
from buildings and uses within the permitted PUD shall not be normally perceptible at
ground level without instruments at a distance of one hundred (100) feet from the source
lot line.

To certify compliance with the Cambridge Noise Ordinance and with Section 13.96.2 of
the CZO, prior to and as a condition of the issuance of the first Certificate of Occupancy
for a new or substantially altered commercial Building, the Permittee shall provide to
CDD an acoustical report, including field measurements, demonstrating compliance of
such building with all applicable noise requirements.

In accordance with Section 13.96.2, prior to obtaining any Building Permit to add any
equipment having a capacity greater than five (5) horsepower to the rooftop, the
Permittee shall provide to CDD a narrative report demonstrating that there will be
continued compliance with all applicable noise requirements after such addition, and
upon completion of such addition and as a condition to operation thereof, an acoustical
report, including field measurements, demonstrating such compliance.

12, Construction Management

a.

Before issuance of a building permit for any Phase of development within the PB-368
Development Parcel, the Permittee shall prepare a new, or updated Construction
Management Program consistent with the requirements of Section 18.20, which. Program
shall be reviewed and approved by the CDD, DPW, the Water Department, TP+T, the
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Inspectional Services Department, and other departments as deemed appropriate by the City.
b. The Construction Management Program shall include those elements listed in Section 18.20,
with particular attention to ensuring safe and convenient pedestrian access to major public
facilities.
¢. The Construction Management Program shall include, in addition to the specific items
required by said Section 18.20:
i. A plan for site remediation in accordance with applicable local, state and federal
requirements;

ii. Identification of all work to take place in the public right of way including but not
limited to potential impacts to existing public shade trees to be coordinated eatly in the
design process with the City Arborist; and

ifi. A community outreach program including, at a minimum, the following elements:

1. An identified point of e-mail and telephone contact to respond to community
questions and feedback throughout the construction process;

2. A system for communicating ongoing project updates, which may include a web
page, e-mail list, social media presence, direct outreach, and/or other measures; and

3. One or more signs posted on-site, legible from the public way, providing the
information above along with a brief description of the project, the amount of
commercial space, an expected completion date, and a rendering of the street-facing
clevations, |

13. Sustainable Environmental Strategies

a. The requirements of Sections 22.20 and Section 13.96.4 of the CZO shall apply to all
development in the PUD. If the requirements of Section 22.20 in effect at the time of
issuance of this Special Permit are superseded by a duly enacted amendment to the CZO,
then the amended provisions shall apply to any development that has yet to receive Design
Review approval pursuant to Condition #4 of this Decision,

b. Pursuant to Condition #4 of this decision, the design review submission for a Building Site
shall include a Green Building Checklist and Narrative as required to be submitted with a
Special Permit Application under Section 22.20, which. shall address the sustainability
provisions contained in Section 13.96.4, and also include more detailed reports and/or
analyses on enhanced commissioning for newly constructed or renovated office and lab
buildings, opportunities for ground source and air source heat pumps, heating load sharing
(either as a district or phased pairs of buildings), solar photovoltaics, solar hot water, bio-
fuel emergency power fuel, battery storage, the potential for initial or future electrification
of building energy systems, airtightness and additional methods to reduce or eliminate fossil
fuel usage, including in the context of relevant energy initiatives implemented through the
City of Cambridge, and exploring participation, if available, in any program sponsored by
the City of Cambridge for community renewable energy purchase. The submission shall
also include a description of strategies for reducing or offsetting embodied greenhouse gas
emissions from construction materials and a description of compliance with the Green Roofs

September 28, 2021 : Page 31 of 36




City of Cambridge, MA « Planning Board Decision
PB # 368 — Volpe Exchange Parcel Planned Unit Development

Requirement in Section 22.35 of the CZ0.

c. All development shall be subject to all other applicable environmental ordinances and
regulations, including but not limited to the Tree Protection Ordinance, effective at the time
of construction.

14. Contributions to Community Fund
In accordance with Section 13.96.6(a) of the CZO, the Permittee shall contribute to a
Community Fund, established by the City Manager, an amount equal to ten dollars
($10.00) multiplied by the number of square feet of new Gross Floor Area (GFA) for the
commercial uses authorized by this Special Permit (“Fund Contribution Payment”), which
Fund Contribution Payment shall be paid on a building-by-building basis at the time of the
issuance of a Certificate of Occupancy for a specific building at such amount as is
determined by multiplying the above-referenced rate by the GFA of the non-residential
uses in the subject building that are not exempt from GFA pursuant to the provisions of
Section 13.93.1 of the CZO.

15. Letter of Commitment
Prior to the issuance of any building permit or certificate of occupancy for development
authorized by this Special Permit, CDD and all other relevant City departments shall verify
to the Superintendent of Buildings that all portions of the Letter of Commitment dated
October 23, 2017, by the Massachusetts Institute of Technology, attached as Appendix I to
this Decision, are continuing to be met.

16, Other Requirements
ATl authorized development shall conform to all other requirements of Ordinances of the City
of Cambridge, including but not limited to the Asbestos Protection Ordinance, Chapter 8.61 of

the City Municipal Code.

17. Subdivision of the PB-368 Development Parxcel
The Planning Board approves the subdivision of the PB-368 Development Parcel into the
Building Sites and Open Spaces as illustrated in the Final Development Plan, or as their
dimensions may be established after final design approval. In the event that the Permitice
intends to subdivide any portion of the PB-368 Development Parcel into smaller lots, including
but not limited to vertical air-rights subdivisions of Building Sites, the Permittee shall file a
copy of the subdivision plan with CDD for inclusion in the record of this PUD. No further
approval by the Planning Board or CDD shall be required to authorize a subdivision of the PB-
368 Development Parcel or lots within the PB-368 Development Parcel provided that there is
no other change to the approved Final Development Plan as a whole.

18. Procedures for Granting Minor and Major Amendments to the Decision
a. Determination. Except where a change is explicitly authorized as a Minor Amendment in
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this Decision, the Planning Board shall determine whether a proposed change is considered
a Major Amendment or Minor Amendment pursuant to Section 12.37 of the CZO.

b. Minor Amendments. A Minor Amendment to this Decision shall be approved by an
affirmative vote of at least five (5) members of the Planning Board afier consideration of the
proposed change, enumerated on the Agenda, at an appropriately noticed meeting of the
Planning Board. In approving a Minor Amendment, the Board shall issue a wrilten

determination that:
i. The change is consistent with the standards for a Minor Amendment set forth in Section
12.37 of the CZ0O; and

ii. The change does not violate applicable Sections of the CZO, or if the change requires
relief pursuant to a special permit or variance, such relief has been granted; and
iii, The change will not substantially alter the Findings upon which this Decision is based.

c. Major Amendments. Notwithstanding the provisions of Article 12.000, any Major '
Amendment shall only be granted after an affirmative vote of at least five (5) members of
the Planning Board and only after the proposed change has been advertised as a new Special
Permit subject to the procedural requirements of Section 10.40. The Planning Board shall
consider the substance of the change as presented in the amendment application documents
and shall not be reviewing this Decision in its entirety. Upon granting a Major Amendment,
the Board shall issue written Findings that the amended portions of the Final Development
Plan remain in conformance with all special permit criteria applicable to the PUD. However,
if the Board finds that a requested Major Amendment to this Decision constitutes a
substantial alteration to the intent, purpose and substance of this Decision, such Major
Amendment shall be considered under the procedures established in Article 12.000 as if it
were a new PUD Special Permit after the submission of all required application materials.

d. Conditions. Upon issuing any Amendment, the Planning Board may impose additional
conditions intended to ensure conformance with the intent, purpose and substance of this
Decision as well as any applicable requirements, standards or criteria set forth in applicable
Sections of the CZO.
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Voting in the affirmative to GRANT the Special Permits were Planning Board Membets Louis
Bacci, H Theodore Cohen, Steven Cohen, Catherine Preston Connolly, Mary Flynn, Hugh
Russell and Tom Sieniewicz, constituting at least two thirds of the members of the Board,
necessary to grant a special permit.

For the Planmng Board,
&/ J 7
(/ f 7 I/%e’m;}% wzw“ééjj

Catherine Preston Connolly, Chair.

A copy of this decision PB #368 shall be filed with the Office of the City Clerk. Appeals, if any,
shall be made pursuant to Section 17, Chapter 404, Massachusetts General Laws, and shall be
filed within twenty (20) days afier the date of such filing in the Office of the City Clesk.
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Pursuant to Section 12.36.4 of the City of Cambridge Zoning Ordinance, Massachusetts Institute
of Technology agrees to the conditions attached to this Decision approving the granting of a
PUD Special Permit for Case PB #368.

By: %ﬁ"“ ﬁ'\

Name: Seth D. Alexander
Title: Authorized Signatory, President, MIT Investment Management Company and not individually
Authorized Representative of Massachusetts Institute of Technology

A copy of this decision PB #368 shall be filed with the Office of the City Clerk. Appeals, if any,
shall be made pursuant to Section 17, Chapter 40A, Massachusetts General Laws, and shall be
filed within twenty (20) days after the date of such filing in the Office of the City Clerk.
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ATTEST: A true and correct copy of the above decision has been filed on September 28, 2021
with the Office of the City Clerk, by Swaathi Joseph, duly authorized representative of the
Planning Board. All plans referred to in the decision have been filed with the City Clerk on said
date.

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

an appeal has been filed within such twenty days.
The person exercising rights under a duly appealed special permit does so at risk that a court will
reverse the permit and that any construction performed under the permit may be ordered undone.
This certification shall i no event terminate or shorten the tolling, during the pendency of any

appeals, of the periods provided under the second paragraph of G.L. c. 40A, §6.

Date: , City Clerk

Appeal has been dismissed or denied.

Date: | , City Clerk
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CITY OF CAMBRIDGE, MASSACHUSETTS

PLANNING BOARD

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139

NOTICE OF PRELIMINARY DETERMINATION
PLANNED UNIT DEVELOPMENT PROPOSAL

Case Number: 368

Location of Premises:  Volpe Exchange Parcel - 55 Broadway (33 Broadway, 2 Potter
Street, 20 Potter Street, 156 Linskey Way, 220 Binney Street, 60
Sixth Street, 182 Binney Street)

Zoning: Business A (BA); Residence C-2B (C-2B); Office 2 (O-2); PUD- -
KS; PUD-7
Applicant: Massachusetts Institute of Technology (MIT)
¢/o MITIMCo, One Broadway, Suite 09-200,
Cambridge, MA 02142
Owners: United States of America .
10 Causeway Street, Boston, MA 02030
Application Date: February 10, 2021 g
Date of Public Hearing:  April 6, 2021 oo

Date of Determination: ~ April 6, 2021

Summary of Proposal:  Redevelop the Volpe Exchange Parcel into a mixed-use center
including residential, retail, office and laboratory buildings, as well
a Community Center pursuant to PUD-7 district requirements.

Determination: APPROVED, with conditions and requests for modification.

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

Authorized Representative of the Planning Board: Swaathi Joseph.

For further information concerning this Preliminary Determination, please contact Swaathi
Joseph at 617-349-4668, or sjoseph(@cambridgema.gov.
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DOCUMENTS SUBMITTED

Application Documents and Supporting Material

1. Special Permit Application dated 2/3/2021 containing the following volumes:

e Volume I containing supporting written matetials for issuance of the requested special
permit including special permit forms, a general site history and project description, a
summary of requested special permits, community engagement summary, and detailed
responses to applicable special permit approval criteria.

e Volume I containing PUD-7 Development proposal for the project including plans,
studies and reports required by PUD-7 zoning.

e Volume ITI containing appendices including Transportation Impact Study criteria, Wind
Study, Flood Elevation report, Green Building Report, Acoustical Study, Retail Report,
and Tree Study.

¢  Volume IV containing Transportation Impact Study.

2. Memo to the Planning Board from Michael Owu, dated 3/16/2021, summarizing updated
supplemental materials clarification, with supporting graphic materials.

3. Memo to the Planning Board from Michael Owu, dated 3/26/2021, summarizing updated
supplemental materials clarification, with supporting graphic materials.

4, Slides from Presentation to Planning Board on 4/6/2021.

City of Cambridge Documents

5. Memo to the Planning Board from Katherine T. Watkins, City Engineer, dated 3/30/2021.

6. Memo to the Planning Board from Community Development Department Staff, dated
3/31/2021.

7. Memo to the Planning Board from Joseph E. Barr, Director of Traffic, Parking and
Transportation, dated 4/1/2021.

(Other Documents

8. Email communication to the Planning Board from Jack Dennis, dated 2/8/2021.

9. Email communication to the Planning Boé:rd from Al Oppenheim, dated 2/12/2021.
10, Email communication to the Planning Board from Bjorn Poonen, dated 2/12/2021.
11. Letter to the Planning Board from Larry and Jane Stabile, dated 2/21/2021.

12. Email communication to the Planning Board from Bjorn Poonen, dated 3/6/2021.
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13. Letter to the Planning Board from Kendall Square Residents, dated 3/18/2021.

14. Email communication to the Planning Board from Karen A Biemann, dated 3/24/2021.
15. Email communication to the Planning Board from Dorothy Gonson, dated 3/25/2021.
16. Email communication to the Planning Board from Chantal Eide, dated 3/25/2021.

17. Email communication to the Planning Board from Katherine Olivier, dated 3/26/2021,
18. Email communication to the Planning Board from Shelagh Hadley, dated 3/30/2021.
19. Email communication to the Planning Board from Janet Plotkin, dated 3/30/2021.

20. Letter to the Planning Boatd from Cambridge Pedestrian Committee, dated 3/31/2021.
21. Email communication to the Planning Board from Lindsay Greimann, dated 4/3/2021.
22. Email communication to the Planning Board from Gerald OLeary, dated 4/3/2021.

23. Email communication to the Planning Board from Alan Oppenheim, dated 4/3/2021.
24. Email communication to the Planning Board from Heather Hoffiman, dated 4/4/2021.
25. Leﬁer to the Planning Board from Charles Hinds, ECPT, dated 4/4/2021.

26. Email communication to the Planning Béard from Gerald OLeary, dated 4/5/2021.

27. Letter to the Planning Board from Candace Young, dated 4/5/2021.

28. Email communication to the Planning Board from Bjorn Poonen, dated 4/5/2021.

29. Fmail communication to the Planning Board from Alan Oppenheim, dated 4/5/2021.
30. Letter to thé Planning Board from Cathie Zusy, dated 4/5/2021.

31, Email communication to the Planning Board from Peter Crawley, dated 4/6/2021.

32. Letter to the Planning Board from Susan Lapierre and Michael Delia, dated 4/6/2021.

33. Letter to the Planning Board from Steve LaMaster, undated.
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APPLICATION SUMMARY

This PUD application proposes to redevelop the existing Volpe site into a major mixed-use
development consisting of eleven (11) new buildings — four predominantly residential buildings,
four predominantly commercial buildings, a community center and two standalone retail
pavilions. The total land area of the proposed development parcel is approximately 455,750
square feet and is roughly bounded by Binney Street to the north, Third Street to the east,
Broadway to the south, and the Loughrey Walkway/Kiitic Knox Bike Path to the west.

The total proposed development consists of approximately three (3) million square feet of new
gross floor area. 1,400 new residential units are planned for the site, along with approximately
1.6 million square feet of commercial office/lab space; 167,000 square feet of Innovation Space;
100,000 square feet of retail and active uses; and a 20,000 square foot Community Center.

The development proposal includes new street connections to the existing grid and throughout
the site — including the extension of Fifth Street from Binney Street to Broadway; the extension
of Potter Strect westward along the southern edge of the new Volpe building; the westward
extension of Broad Canal Way from Third Street to the site’s western boundary; and the creation
of a new north-south private way called Kendall Way that extends from Potter Street southward
toward Broadway. ‘

New open spaces ate distributed throughout the proposed site consisting of approximately 3.6
acres of new open space, of which 2 acres are permanently guaranteed. A new park called “Third
Street Park” is proposed at the northwest corner of Broadway and Third Sireet. “Community
Center Plaza” is a planned open space at the northeastern corner of Fifth Street & Broad Canal
Way. “Sixth Street Park” is a linear open space provided adjacent to the Loughrey Walkway and
Kittie Knox Bike Path to the west of the site. Between the two proposed buildings along Binney
Street, a pocket park known as “Binney Street Court” is proposed.

Parking is proposed to be located in two underground garages —a North Garage consisting of
419 spaces, and a South Garage consisting of 1,457 spaces. On-street parking is proposed along
many of the private ways within the development.
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FINDINGS

Based on a review of submitted Application materials and testimony given at the public hearing,
the Board makes the following findings with reference to the criteria for preliminary approval of
a Planned Unit Development Proposal as set forth in Article 12.000 of the Zoning Ordinance.

(1) The Development Proposal conforms with the General Development Controls sel forth in
Section 12.50, and the development controls sei forth in the specific PUD district in which
the project is located.

The Board finds that the Development Proposal is in conformance with the General
Development Controls set forth in Section 12.50 and the development controls of the PUD-7
zoning district contained in Section 13.90 of the Zoning Ordinance. The Application
Documents demonstrate compliance with the particular requirements set forth in the PUD-7
zoning adopted in 2017.

(2) The Development Proposal conforms with adopted policy plans or development guidelines
for the portion of the city in which the PUD district is located.

The zoning for the PUD-7 district was developed to be consistent with a variety of plans and
guidelines for Kendall Square and East Cambridge, including the Kendall Square (“K27)
Planning Study and Design Guidelines (2013); the Planning and Design Principles
established by the City’s Volpe Working Group (2017) and Volpe Site Design Guidelines
(2017), collectively, the “PUD-7 Guidelines and Principles”. The Board has reviewed the
PUD-7 Guidelines and Principles along with comments provided by Community
Development Department (CDD) staff, and finds the Development Proposal, in concept, to
be in conformance with such guidelines and principles.

(3} The Development Proposal provides benefits to the cily that outweigh its adverse effects.

The Board finds that, on the whole, the proposed PUD will benefit the City by enabling the
redevelopment of the 14-acre Volpe parcel into a mixed-use innovation district with
residential and commercial uses, community space, an entertainment venue, innovation
space, and a network of streets and open spaces that improve connectivity to the existing
street network and surrounding neighborhoods. The proposed PUD will provide additional
benefits as outlined in the Letter of Commitment that is incorporated by reference into the
PUD-7 zoning.

In making this determination ihe Planning Board shall consider the Jfollowing:

(a) The quality of the 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 '
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The Development Proposal thoughtfully arranges buildings and land uses around a
planned network of streets and open spaces that makes logical connections to the
existing urban fabric. Buildings are designed to provide ample active ground-floor
uses throughout the development to encourage pedestrian activity and street level
activity.

(b) Traffic flow and safety

The Development Proposal includes a traffic and transportation analysis that provides
thorough study of all modes of transportation, including walking, bicycling, ride-
share/ride-hail, personal vehicle, and anticipated commercial traffic. The
Development Proposal will be subject to requirements that mitigate potential traffic
and transportation impacts in accordance with the Project Review Special Permit
requitements (Section 19.20 of the Zoning Ordinance, which will be reviewed at the
Final Development Plan stage) and will be designed to provide safe access, egress
and circulation meeting City standards.

(c) Adequacy of utilities and other public works
The Application Documents, testimony at the public hearing and memorandum from
the City Engineer indicate that City requirements related to infrastructure are
understood and will be met in the proposed new development.

(d) Impact on existing public facilities within the city

The Development Proposal is not expected to result in any negative impacts on
existing public facilities.

(e) Potential fiscal impacts

The Development Proposal is generally expected to result in positive fiscal impacts
for the City, including increased tax revenue and contributions to public
improvements and mitigation as required in the PUD-7 zoning and Letter of
Commitment.
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DETERMINATION

Section 12.35.2 of the Zoning Ordinance requires that the Planning Board make a prelimimary
determination on a Development Proposal prior to holding a hearing to consider granting a
special permit for a PUD Final Development Plan. The Planning Board may make a preliminary
approval, potentially with conditions and subject to additional review and final approval of a
special permit at a subsequent public hearing, or deny the application.

Tt is the Planning Board’s Determination to APPROVE the Development Proposal and to
authorize the Applicant to prepare a Final Development Plan to be submitted to the Board and
reviewed at a future public hearing for possible granting of a special permit, subject to the
additional requests for modification and additional information set forth below.

REQUESTS FOR MODIFICATION AND ADDITIONAL INFORMATION

The Final Development Plan must respond to the specific comments made by the Board at the
preliminary public hearing and set forth in memoranda provided to the Planning Board by the
Community Development Department, Traffic, Parking and Transportation Department, and
Department of Public Works, attached to this Preliminary Determination. The following is a
high-level summary of comments provided, with more detail in the attached materials.

General

e An overall plan and narrative which describes how the proposed buildings in the
Development Plan will be varied in terms of massing, scale, height and design. Such a
plan and narrative should include an axonometric perspective that illustrates how the site
will be interwoven into the existing neighborhood.

e A massing plan of the commercial buildings along Broadway that incorporates some of
the proposed design motifs from the Architectural Character Plan to demonstrate how it
will not feel monotonous. '

e A narrative explaining how the 167,326 square feet of Innovation Space will be
distributed across the proposed site plan, and in which building(s) the proposed
Innovation Space will be located.

» More information on the anticipated tree impacts and the feasibility of relocating
existing, mature trees currently on the site. Such information should include renderings
and/or diagrams that explain how the proposed trees will look on the site at Day 1 of
development and after periodic moments in the future (e.g., end of Year 1, Year 5, Year
10, Year 20, Year 50).

e More information on how the landscaping, particularly around commercial buildings, will
be human-scaled as to minimize the impact of the bulkiness of the building podiums.
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e A detailed narrative describing the anticipated programming of the Entertainment Venue
and how this facility will complement other planned venues in the area (e.g., at the
Foundry Building at 101 Rogers Street and the performing arts center planned for 585
Third Street).

e A narrative describing how the design of the buildings can help prevent a “canyon” effect
for pedestrians walking along the proposed streets and sidewalks,

e A narrative describing the rationale and decision-making behind the ultimate location of
the proposed Community Center and whether alternative sites were explored.

Phasing

e Provide a complete phasing plan which provides, at a minimum, the following
information:
o The phasing of key elements of the development:
= residential buildings
» public open space
» publicly-accessible streets and connections
= innovation space
»  community center
e The timing and delivery of key public benefits in relation to other components of the
development plan.

e How the stipulation limiting commercial construction build-out in relation to the
residential build-out will be met in the context of the site’s overall development.

Traffic & Transportation

e Further explanation and analysis of the proposed “truck only™ access at
Broadway/Kendall Way for the right-turn in and out movements, and a discussion of
whether this access should be available for all users.

e A narrative explaining a strategy for ongoing consultation with adjacent property owners
and City staff on options for separated bicycle lanes on Fifth Street and Potter Street (e.g.,
what the cross section would look like with uni-directional Separated Bicycle Lanes
(SBLs) on each side of the street vs. a two-way facility on either side of the street.)

e A revised site plan illustrating the property lines and ownership more clearly for all
roadways.

¢ A narrative committing that the proposed streets will be opeﬁ to public use (such terms,
conditions and reservations as are acceptable to the Department of Public Works and
MIT)
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Retail

. A narrative explaining the difference between areas denoted as “on-street parking”,

“short-term loading”, and “active curb” as shown in the application materials.

A plan illustrating further design details and planned vebicle access limitations for Broad
Canal Way.

Further study of the total number of parking spaces proposed for the site and whether
opportunities exist to further reduce the number of planned parking spaces. .

A plan illustrating proposed locations of the Development Plan’s short-term bicycle
parking spaces.

A plan illustrating the proposed location for two extra-large Bluebikes Stations, and a
plan illustrating an area proposed for valet services to store Bluebikes.

A plan and narrative describing the planned circulation of loading vehicles to/from the
overall site as well as to/from the individual buildings, and an explanation of why loading
is distributed across all buildings rather than consolidated below-grade as with parking.

A plan and narrative describing where specific retail uses will be placed throughout the
site versus other active uses, :

A description of what other active uses besides retail are being contemplated in the
Development Plan. '

A narrative explaining the Applicant’s commitments to ensuring a long-term, sustainable
recruitment strategy to support local, racially- and ethnically diverse retail owners within
the Development Plan. '

Further study of the proposed retail pavilions along Broad Canal Way/Third Street Park
and whether some of these may be removed/changed to promote more flexible
programming of the open spaces.

Housing

A narrative explaining the planned distribution of unit types, sizes and associated
amenities for each residential building in the Proposed Development.

A narrative explaining how the residential buildings will differ from one another in terms
of design, character, and identity.
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e A plan illustrating the distribution of Innovation units across the buildings within the
Proposed Development.

Open Space and Conneciivity

e Information on how Third Street Park will be designed and programmed as a center for
civic engagement activity. '

¢ A revised plan that shows the actual locations and exact sizes of the planned open spaces
within the Development Plan, and further study of ways the parks could be made larger
and feel more open.

e Further study of the landscaped areas around the proposed commercial buildings, with an
analysis of how more human-scaled design motifs (such.as additional paths and
recreational areas) can help soften the overall massing of the buildings.

e A narrative describing any barriers or impediments to the broader pedestrian connections
to the surrounding neighborhood, with particular focus on an opportunity fo create a
seamless pedestrian connection across Broadway to the Kendall T station.

Site-Level Sustainability

» Provide clarification or additional information for the district energy strategy of heating
load sharing and connections between buildings. Specifically elaborate how district
energy would support the overall developrment’s electrification effort.

o Elaborate further on the type of building infrastructure and systems that would be
designed to accommodate future electrification at the building pre-design/programming
level. Strive to achieve electrification of commercial building base load at time of
construction.

e Clarify if recycled blackwater will be used for landscaped open spaces and buildings’®
green roof irrigation. ‘

e Provide information about how embedded carbon will be minimized for the overall
development.

Urban Design

»  Explore adjusting the alignment of Broad Canal Way to lead directly across the Loughrey
Walkway to the space between the southeasternmost two buildings on the MXD site, and
eliminate the overhanging portion of the building in the southwest corner of the site so
that the full length of the street is open to the sky. Clarify the pedestrian/bicycle/vehicular
character of Broad Canal Way
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Explore adjusting the alignment of the new portion of Fifth Street to lead more directly to
the street’s existing portion on the west side of 303 Third Street, instead of focusing at
303 Third Street’s site-located electrical equipment.

Explore moving the Community Center to the lower floors of one of the buildings facing
the Third Street Park (making it more visible to the general public), and use its current
site for a residential building. :

Consider ways to reduce the visual presence of 303 Third Street's site-located electrical
equipment on Fifth Street.

Consider whether there would be a benefit-to moving the Entertainment Venue into the
ground floor of one of the buildings facing the park and/or Broadway.

Explore providing more and different types of outdoor recreational space.

Analyze moving Kendall Way to the west, creating two small blocks along the Loughrey
Walkway, with sizes appropriate to the relatively small floorplates of the residential
towers, and two large blocks between Kendall Way and Fifth Street with sizes
appropriate for the large floorplates of the commercial buildings.

Consider moving the R1 building’s residential tower to the south edge of its parcel,
farther away from 303 Third Street, and relocate some of its GSF to the Community
Center site to reduce the building height shading 303 Third Street.

Building Sustainability

Explore envelope commissioning for residential buildings.

Explore achieving additional points for Optimize Energy Performance, Renewable
FEnergy and Green Power & Carbon Offsets in Energy and Atmosphere category.

Look at water use reduction strategies for lab buildings beyond LEED requirements.

Use principles of WELL & Fitwel certification criteria to complement LEED.

" Analyze the feasibility of green roof and/or vegetative surfaces where feasible on

buildings and on site.
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e Analyze and pursue opportunities to pair on-site renewable energy with energy storage.
e Focus on social equity in pursuit of additional Innovation credits.

e Analyze how embodied carbon will be effectively addressed by the Proposed
Development.

e Consider a lower u value for vertical glazing on proposed buildings.
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Voting in the affirmative to approve the Development Proposal were Planning Board Members
Louis Bacel, Jr., H Theodore Cohen, Steven Cohen, Catherine Preston Connolly, Mary Flynn,
Hugh Russell, and Tom Sieniewicz, constituting at least two thirds of the members of the Board.

For the Planning Board,

Representative to the Planning Board, authorized by Catherine Preston Connolly, Chair.

A copy of this Preliminary Determination PB #368 shall be filed with the Office of the City
Cletk.
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Figure D12: Binney Street Pocket Park Precedents
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Appendix C

CITY OF CAMBRIDGE
TRAFFIC, PARKING, + TRANSPORTATION

MEMORANDUM

To: Cambridge Planning Boar:

G 2

e )/*
LA
*&iﬁ&f*

N Do

From: Joseph E. Barr, Directo
Date:  July 15, 2021
Subject: MIT Volpe Exchange Parcel (PB#368)

The Cambridge Traffic, Parking, and Transportation Department (TP+T) has been
working with the Massachusetts Institute of Technology (MIT) through the MIT
Investment Management Company (MITIMCo) over the last several months on the
proposed Volpe Exchange Parcel project and has reviewed the Project's Final
Development Plan dated June 4, 2021.

MITIMCo is seeking approval of a Planning Board Special Permit for the overall
development of the Volpe Exchange Parcel at 55 Broadway, to consist of approximately
3 million square feet of mixed use development, including approximately 1.1 million
square feet of residential use (approximately 1,400 units),1.75 million square feet of
commercial space (i.e., Office/R&D, innovative space) and approximately 125,000
square feet of retail/active use (which includes a community center and entertainment
space). Overall, the Project’s Final Development Plan proposes a maximum of 1,759
parking spaces (a reduction from the 1,876 parking spaces originally proposed),
primarily in two below-grade parking garages and a limited number of surface parking
spaces. The Project has also updated its bicycle parking spaces to 1,876 long-term and
338 short-term bicycle parking spaces. It plans to continue to provide approximately 14
loading bays to serve its eight (8) proposed buildings.

MITIMCo completed a Transportation Impact Study (TIS) for the Project which was
certified by TP+T on November 4, 2020. The TIS indicated that due to its size, the
Project triggered 113 Planning Board Special Permit transportation exceedances. The
Project will generate the following trips:

6,553 daily vehicle trips, including 757 AM and 852 PM peak hour vehicle trips;
6,263 daily transit trips (721AM/814 PM peak hour transit trips);

2,623 daily pedestrian trips (284 AM/335 PM peak hour pedestrian trips); and,
1,099 daily bicycle trips (138 AM/152 PM peak hour bicycle trips).

TP+T submitted a memo to the Planning Board dated March 29, 2021 with our initial
comments on the Project and have had many productive meetings with MITIMCo and
their traffic consultant VHB since then as the Project has advanced.

Although there are various details that will need to be evaluated by TP+T during design
review for each individual building, overall TP+T is satisfied with the Project’s high-level
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master plan transportation parameters, such as the roadway access and circulation
plan, maximum parking supply, and transportation mitigation program.

In TP+T’s March 29,2021 Planning Board memo, we listed various transportation goals
for the Project. From our work with MITIMCo, TP+T believes that the Project is meeting
the goals in the following ways:

o Reduce overall vehicle trips; shift trips to sustainable modes.

0 The Project is a mixed-use project located in a transit-oriented location which
by its nature reduces vehicle trips. The Project has an approved PTDM Plan
with a commitment to prioritizing sustainable modes of transportation and to
not exceed a 35% single occupancy vehicle (SOV) mode share for
Office/R&D employees.

e Promote transit use while taking account of existing congestion on the transit
network.

o The Project has committed to provide $8.5 million to the City toward transit
improvements. The Project will provide transit-pass subsidies and continue
to work cooperatively with the City on fostering improved transit conditions
for Kendall Square.

e Reduce vehicle trips on neighborhood streets.

0 The Project will first and foremost support and prioritize walking, biking, and
transit trips to and from the Project instead of SOV travel by committing to
various measures such as limiting and charging for automobile parking
spaces, constructing a bicycle, pedestrian and transit accessible
development, and designing and constructing a Binney Street/Fifth Street
intersection that physically blocks neighborhood cut-through traffic to/from
the site from using Fifth Street north of Binney Street.

e Improve safety and operations at intersections and streets for all modes.

0 The Project will construct and maintain privately owned roadways, sidewalks,
paths/pathways, and bike facilities which will provide new and safe
connections that are open to the public for all modes. The Project will also
fund and/or contribute toward the 100% design plans for and reconstruction
of abutting City streets/intersections including, Binney Street (between Third
and Fifth Street), Third Street (between Broadway and Binney Street), and
Broadway (between Third Street and Ames Street), to improve safety and
meet the needs for all users of these street.

e Improve, contribute to, and support availability of transit and bicycle trips.

o As noted above, the Project will contribute $8.5 million to the City to use as
the City decides toward area transit improvements. The Project will subsidize
transit and bike trips and provide and maintain 1,876 long-term and 338
short-term bicycle parking spaces.

o Improve pedestrian and bicycle safety, connections, and convenience.

0 The Project will create new sidewalks and bicycle facilities that will provide
accessible, safe, and convenient connections between the Project site and
destinations in Kendall Square.

e Manage parking supply, use Transportation Demand Management to manage
automobile demand, and incentivize non-SOV modes. Monitor trip generation and
transportation impacts.

o The Project has an approved PTDM plan including a monitoring program.
The Project will use best practices to manage and monitor its parking supply
and demand.
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e Actively manage loading and deliveries.

o The Project will establish a loading and delivery plan for each new building
which, as feasible, will include tools to help consolidate the number of
deliveries to minimize the number of vehicles and also facilitate or prioritize
deliveries made by small, electric vehicles or delivery bicycles. .

As stated above, TP+T has been working with MITIMCo and has reviewed the Final
Development Plan and offers the following comments to the Planning Board for your
consideration.

Site Plan
There has been good progress made and TP+T generally supports the overall revised
site plan including roadway alignments and cross-sections.

¢ In terms of the internal streets, TP+T generally supports the Fifth Street alignment
and conceptual layout--including separated bicycle facilities on each side of the
street,’ as well as the two-way bicycle facility on the south side of Potter Street which
will connect Third Street to the Kitty Knox path. It is important to note that these
designs are subject to additional changes and refinements during design review for
individual buildings.

e TP+T supports the updated site plans which moves the proposed location of the left-
turn lane off Broadway to Fifth Street and removes the previously proposed driveway
to the parking garage located directly off Broadway west of Fifth Street.

e More discussions and analysis will be needed for the “truck only” restriction for right
turn in and out only at the Broadway/Kendall Way intersection as opposed to
allowing all users to make the turn. However, that regulation can be determined by
TP+T and MITIMCo as part of individual building permit design review for buildings
on Kendall Way. The regulation may also be “tested” or changed over time based
on operational experience.

e TP+T believes that the alignment of the Fifth Street and Potter Street intersection
has been improved and is acceptable subject to any further refinements, such as
making the intersection raised or other design details which can be addressed as
part of individual building design reviews.

e As the Project is built-out, other minor roadway changes can be addressed with City
staff, unless staff determines that a change is “material”, at which point MITIMCo will
be asked to submit an appropriate amendment for Planning Board review and
approval.

e MITIMCo has proposed to be responsible for regulating, managing, and enforcing
street use on Broad Canal Way and Kendall Way, and, together with the adjacent

" While MIT intends to construct one-way cycle tracks on each side of Fifth Street, we understand that its ability to do so
in the segment between Potter Street and Munroe Street will depend on being able to obtain rights from the owners of
303 Third Street as 303 Third Street owns to the centerline of Fifth Street in this location. MIT has agreed to undertake
commercially reasonable efforts to obtain those rights, but if it is unsuccessful in obtaining such rights, MIT will coordinate
modifications to the cycle tracks on Fifth Street with Cambridge TP+T and DPW and will file the modified plan agreed to
by MIT and DPW with TP+T and the Planning Board as an update to the Final Development Plan, which modification
shall be deemed part of the Final Development Plan.
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property owner, on Fifth Street and Potter Street. TP+T is generally fine with this
approach, subject to a Special Permit condition that the streets are to be open for
public use upon such terms, conditions, and reservations as are acceptable to TP+T,
the Department of Public Works and MITIMCo.

MITIMCo should provide a “Curb Use Operation & Signage Plan” during the Design
Review process for each site that would provide clarification and details on types of
proposed curb use and will be subject to TP+T approval.

MITIMCo will be responsible for maintaining or ensuring the maintenance of the
privately owned roadways, sidewalks, parks/pathways, and bike facilities. For the
public ROW, and locations where the “public” sidewalks and bike facilities may end
up moving in and out of MITIMCo property, they are expected to maintain (plow and
sweep) both the sidewalk and bike facilities abutting their Project, regardless of
whether they are in City ROW or their property, along with any other sidewalks and
bike facilities mutually agreed upon by MITIMCo and City departments. TP+T, in
coordination with the Department of Public Works (DPW) has developed a
framework for a maintenance agreement which should be finalized between
MITIMCo, DPW, and TP+T prior to the issuance of the first Building Permit, and
subject to changes as agreed to between the City and MITIMCo.

All private ways, sidewalks, and bicycle facilities within the site shall be open to
public travel and uses upon such terms, conditions, and reservations as are
acceptable to DPW, TP+T, CDD, and MITIMCo. These agreements shall be in place
for each private way, sidewalk, and bicycle facility prior to the opening of the relevant
phase of development.

Lastly, the extension of Broad Canal Way as a unique street is an exciting
opportunity. However, the specific elements will still require further City review, such
as if and when vehicles would be allowed on the street, if there will be a raised street
curb compared to a shared street with no raised curb between the sidewalk and
street, details of the proposed water feature, and various other design and access
control questions. TP+T will continue to work with MITIMCo and other City staff on
a final design and operational plan for Broad Canal Way and the Project’s other
private streets during design review for individual buildings, to be approved by TP+T
prior to issuance of certificates of occupancy for buildings that are accessed by those
streets. TP+T may also approve operational plans on a temporary basis while streets
are under development.

Automobile Parking

TP+T has worked with MITIMCo on their parking plan and supports the proposed
Final Development Plan including a maximum of 1,759 spaces (which is a 117 space
reduction from the originally proposed 1,876 spaces for the Project). The parking will
be primarily located in two below-grade parking garages and includes a limited
number of on-street parking spaces. The change in the total number of spaces is
from MITIMCo agreeing to a maximum 0.75 parking space per 1,000 sf for the
Office/R&D uses instead of a maximum 0.8 ratio. TP+T believes that a maximum
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0.75 ratio this is a more appropriate because of the Project’s transit-oriented
location.

e To finalize the parking plan, MITIMCo worked with TP+T and updated their TIS
parking analysis in a memo dated May 10, 2021. The analysis includes shared
parking between site users that have peak parking demands during different times
of the day (i.e., Office and Residential uses have maximum parking demands during
different times in a day which allows parking spaces to be used by residents at night
and office workers during the day). Based on the updated parking analysis, the
Project’'s Parking demand is expected to peak at noon on weekdays with 1,759
spaces in use. At 9 AM, the Project is expected to have 147 empty parking spaces
and at 10 PM, the Project is expected to have 992 empty parking spaces when site
employees are at their homes.

e In addition, MITIMCo is in negotiations with abutters around opportunities to use
underutilized parking spaces that already exist near the Project site. In the event that
MITIMCo enters into such an arrangement with an abutter, the approved number of
parking spaces to be constructed will be reduced by the number of parking spaces
that are the subject of such an agreement. Page 114 in the Special Permit Final
Development Plan Application discusses this in more detail and explains that up to
250 parking spaces within the 303 Third Street parking garage could potentially be
utilized for this Project. TP+T strongly supports this type of shared parking by using
underutilized parking spaces that already exists in the area before building new
parking spaces. This would mean the Project would construct 1,509 new parking
spaces instead of 1,759 spaces, but because an agreement with an abutter, the
Project would have use of up to a total of 1,759 spaces. The 303 Third Street Project
or another Project would likely need its own Special Permit from the Cambridge
Planning Board to permit the parking plan. TP+T has proposed and supports such a
shared parking arrangement, and we recommend the following:

o The Volpe Exchange Parcel Project should have a maximum parking supply
of 1,759 spaces and no minimum parking supply.

0 The Volpe Exchange Parcel Project should be allowed to enter into an
agreement with another Property located within 1,000 feet to utilize that
Property’s parking spaces for residential or non-residential parking for the
Volpe Exchange Parcel Project and to reduce the number of on-site spaces
at the Volpe Exchange Parcel project by an equal number of spaces as in
the agreement.

o If the 303 Third Street Property or another nearby property seeks a Special
Permit for a reduction in required parking in order to enter into an agreement
with the Volpe Exchange Parcel Project, we would expect to support the
Planning Board looking favorably on approving such an arrangement,
assuming that the specific parameters are appropriate within the context.
This would enable the use of existing unused accessory parking spaces at
one facility to be used to meet the parking needs at another Project thus
reducing the overall supply of parking spaces.

¢ In general, the parking plan is based on the following parameters:
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o Office/R&D: No minimum accessory parking required. Maximum 0.75
spaces/ksf

0 Residential: Maximum 0.49 spaces/unit (note, however, additional parking
(up to 0.75 spaces/unit) shall be made available during evenings and
weekends for residents or resident guests if spaces are available on-site).

0 Retail/Active Uses: Maximum 0.25 spaces/ksf during daytime (note,
however, that maximum retail parking for Project special events may be
increased during evenings/weekends if spaces are available on-site subject
to approval by TP+T).

To begin to align with recent requests from the City Council, the Project should Install
90 dual-head Level 2 chargers (serving 180 vehicles) and Install conduit and /or
wiring to support the future installation of additional Level 2 chargers to serve the
remainder of the parking spaces, and ensure sufficient capacity in electrical panels
and transformers to support future installation of chargers serving all 1759 spaces.
MITIMCo shall track use of the EV charging stations (including users requests) on
at least an annual basis and increase the number of installed charging stations to
meet/slightly exceed identified demand such that there is always available capacity
for EV charging as the number of EVs in service grows.

The parking plan is balanced in order to meet the Project’s parking needs but not
provide too much parking that may encourage auto use.

MITIMCo should help consolidate the number of deliveries to minimize the number
of vehicles, and also set policy, facilitate, or prioritize deliveries made by small,
electric vehicles or delivery bicycles.

At no time shall parking spaces be available that exceeds the maximum parking
ratios for any land use at the site, unless approved by TP+T. Any excess parking
spaces built before buildings are occupied shall be made physically inaccessible to
parking, such as roped off or physical barriers, provided however, that MIT shall be
allowed to use such excess spaces for parking by construction workers that are
actively working on the Development Parcel until the establishment of the uses to
be served by the parking facilities on a permanent basis.

Bicycle Parking

As stated above the Project will provide 1,876 long-term and 338 short-term bicycle
parking spaces to meet the City’s bicycle zoning parking requirements.

The detailed location for the long-term and short-term bicycle parking spaces have
been provided in the Special Permit Application and PTDM Plan. They are well
spread-out throughout the Project and appear to meet the City’s Bicycle Parking
Zoning layout design requirements. The TP+T and CDD will also work with MITIMCo
on the final locations as part of Design Review for individual garages and buildings
as the project is built-out.

Transportation Mitigation

TP&T and MITIMCo share the goal of long-term success for the Kendall Square area
and will continue to work together on an ongoing basis. To mitigate the Project’s
transportation impacts and the 113 Planning Board Special Permit transportation
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exceedances documented in the TIS, TP+T worked with MITIMCo to develop a
transportation mitigation program that aligns with the transportation goals discussed
above and other City goals, plans and policies, such as the Envision Cambridge Plan,
Cambridge 2015 and 2020 Bicycle Plan, 2015 Cambridge Transit Strategic Plan,
Cambridge Pedestrian Plan, Vehicle Trip Reduction Ordinance and many other policies,
plans and goals.

To mitigate the Project’s transportation impacts, the measures described in the attached
table should be in place before completion of the Project. The mitigation phasing
schedule described in the table shall apply, subject to reasonable changes or
adjustments as approved by the City, and as dictated by circumstances of the
development build-out. Changes to the phasing of mitigation may be approved by the
Planning Board as a Minor Amendments; however, changes to the phasing that are
determined by TP+T to be necessary due to circumstances beyond the control of
MITIMCo may be approved administratively by TP+T, in coordination with DPW and
CDD. The phasing described below is based on the overall phasing plan submitted as
part of the Final Development Plan; should that overall phasing contained in Final
Development Plan change then a new mitigation phasing timeline may need to be
developed and, if required, will require an Amendment to the Special Permit (whether a
minor or major amendment is required to be determined based on the overall
Amendment required for the overall phasing change and the language of the Final
Development Plan Special Permit).

Further detailed design review will occur during the Project’s Design Review process by
City staff prior to the issuance of a Building Permit for each building. The design review
process shall include street and sidewalk cross-sections, pavement marking and
signage plans, and construction management plans. The limits of the street and
sidewalk work shall be based on building construction phasing in a logical manner and
may require interim plans and conditions as the Project is built-out for roads to be open
to the public when safe and feasible, as approved by the City.
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Transportation Mitigation

Phasing*

Binney Street Reconstruction - Complete 100% design plans
and reconstruction for Binney St. between Fifth St. and Third St
based on the plans developed by the Cambridge Redevelopment
Authority. Intersection of Binney St./Fifth St. to include turn lanes,
crossings and signalization (if warranted).

Prior to completion of Phase 3,
except for interim conditions as
coordinated with TPT and DPW.
MIT occupancy permits shall not
be dependent on work required to
be completed by other
developers.

Update the traffic signal equipment at the Binney St./Third St.
intersection to accommodate proposed new sidewalk level
separated bicycle lanes (i.e., bicycle signal heads if needed,
phasing adjustments, etc.).

Prior to completion of Phase 3.

Third Street Reconstruction - Complete 100% design plans for
Third St. between Binney St. and Broadway, based on the plans
being developed by the Cambridge Redevelopment Authority).
Reconstruct Third St. in the following segments:

e Segment 1 from Broadway to Potter St., including
dedicated northbound left turn lane on Third St. and
crosswalks at approaches, a new traffic signal at the
Potter St./Third St. intersection (or other traffic control
devices as approved by TP+T), and crosswalks and
appropriate signage at the Third St./Broad Canal Way
intersection.

e Segment 3 from Munroe Street to Binney Street.

Segment 1 prior to completion of
Phase 1, and segment 3 prior to
completion of Phase 3, except for
interim conditions as coordinated
with TPT and DPW. MIT
occupancy permits shall not be
dependent on work required to be
completed by other developers.

New signal at Third Street/Potter
Street to be operational prior to
the issuance of the Certificate of
Occupancy for the main parking
garage.

Update the traffic signal equipment at the Broadway/Third St.
intersection to accommodate proposed new cycle tracks (i.e.
bicycle signal heads if needed, phasing adjustments, etc.).

Prior to completion of Phase 1.

Broadway Reconstruction — Complete 100% design plans and
reconstruction of Broadway between Ames Street and Third
Street. Intersection of Broadway with Fifth St. to include left turn
lane from Broadway westbound and new crossing on the east side
of the intersection signalized with a Rectangular Rapid Flashing
Beacon (RRFB), or other similar control as determined by TP+T.
Reconstruction to also include a new crossing near the
intersection of Broadway / Kendall Way / Green Garage,
signalized with a Rectangular Rapid Flashing Beacon (RRFB), or
other similar control as determined by the City.

Prior to completion of Phase 1,
except for interim conditions
along C3 frontage as coordinated
with TPT and DPW.
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6 As part of the construction/reconstruction of Fifth Street Fifth St. section between
between Broadway and Binney Street, construct sidewalk Broadway and Potter St. to be
level separated bicycle lanes on Fifth Street - Design and constructed prior to completion of
construct one-way cycle tracks on each side of Fifth St. Extension | Phase 1, with remaining section
between Binney St. and Broadway, to the extent permitted by from Potter St. to Binney St. prior
agreement of the abutting owner in the segment between Potter completion of Phase 3. Interim
Street and Munroe Street. conditions to be in place upon

completion of Phase 1, as
coordinated with TPT and DPW.

7 As part of the construction/reconstruction of Potter Street Potter St. section between Third
between Third Street and the Volpe GSA driveway, construct St. and Fifth St. to be constructed
sidewalk level separated bicycle lanes on Potter Street - prior to completion of Phase 1,
Design and construct a two-way separated cycle track on Potter with remaining section from Fifth
St. and Potter St. Extension between Third St. and Volpe GSA St. to GSA driveway prior to
driveway, to the extent permitted by agreement of the abutting completion of Phase 3. Interim
owner in the segment between Third Street and Fifth Street. conditions to be in place upon

completion of Phase 2 as
coordinated with TPT and DPW.

8 Kittie Knox Path / Sixth Street Walkway Connections - Design | Kendall Way connection prior to
and construct a ped/bike connection from Potter St to Kittie Knox completion of Phase 2, with
Path/Sixth Street walkway, and a second connection from Broad Potter St. connection prior to
Canal Way to Kittie Knox Path/Sixth Street walkway. completion of Phase 3.

9 Munroe Street Reconstruction — Reconstruct Munroe St. Prior to completion of Phase 3.
between Third St. and Fifth St. Construction includes mill and
overlay of roadway as necessary, installation of new sidewalk,
curb, and street signs on the north side of the street, and
pavement markings. Existing street cross-section to remain.

10 | Loading Dock and Traffic Management Plan. MIT will provide a | Prior to the issuance of a
loading dock and traffic management plan for each building for Certificate of Occupancy for each
City approval. MIT will monitor operations and if the operations building and ongoing. Plan may
cause concerns with respect to public users and infrastructure be later amended with TP+T
(e.g. vehicles blocking other users or parking illegally) then MIT approval.
will work with the City to resolve those issues.

11 | Bus Stops on Fifth Street — Construct and maintain bus stops— | Prior to completion of Phase 3.

which may include bus shelters and real-time transit display
screens—along Fifth Street at two locations (one northbound and
one southbound), between Broadway and Binney Street, if
determined by TP+T and CDD to be needed for future bus service.
Bus stops, if found to be needed, to be installed in a location
mutually agreed to by the City and MIT.
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12

Residential Transportation Demand Management Measures
(TDM)

i Make available up to 2 carsharing spaces for a vehicle-
sharing company (such as Zipcar). As demand dictates
additional carsharing vehicles may be added over time.

ii. Offer each adult member of each household (up to 2)
upon move-in a Charlie Card valued at the cost of
100% bus/subway pass (subject to fare increases) for 2
consecutive months. This benefit will end after 2
months for the household and begins anew upon unit
turnover.

iii. Offer each adult member of each household (up to 2)
upon move-in a 1-year Gold-Level Bluebikes
membership. This benefit will end after one year for the
household and begins anew upon unit turnover.

iv. Provide air pumps and other bike tools in the bicycle
storage room.

2 Join the Charles River TMA

Vi. Provide free EZRide Shuttle sticker for each adult
member of each household each year.

vii. Charge parking separately from the residential rent, in
order to remind tenants how much they pay for parking.

viii. Install a real-time multimodal transportation display
screen in the lobby of each building to help people
decide which mode to choose for each trip (transit,
carsharing, vehicle, Bluebike bikeshare, etc.).

iX. Designate a transportation coordinator (TC) for the site
to manage the TDM program. The TC will also oversee
the marketing and promotion of transportation options
to all residents at the site

X. The TC will compile and distribute up-to-date
information explaining all transportation options to all
new residents as part of their New Resident Packet
(some items are available for purchase from the
Community Development Department). The packets
will contain information on both the range of options
available to any programs to support the use of these
options.

Xi. The TC will be on-site during a minimum of 2 hours per
week and will be available during other times to
residents via email and telephone. Email and phone
information for the TC will be posted in the
transportation information center.

Ongoing after issuance of the
Occupancy Permit for each
residential building.

13

Residential Transportation Monitoring

MIT will conduct a transportation monitoring program that
includes annual monitoring of mode splits, biennial garage
driveway counts, biennial counts of parking space utilization
(vehicles and bikes) and a detailed survey of the residents with
regard to their pattern of trips, auto and bicycle ownership and
where the residents customarily store such vehicles overnight.
All surveys and counts to be designed and conducted in a
manner approved by CDD and TP+T.

Ongoing starting 18 months
after issuance of Occupancy
Permit of the first residential
building.
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completion of the design for the Grand Junction Path and the
City’s receipt of all rights, consents and/or approvals
necessary to construction the Grand Junction Path, MIT will, at
MIT’s option, either (i) deliver to the City $8,000,000 for the
design and construction of the Grand Junction Path or (ii)
commence construction of the portion of the Grand Junction
Path located on the MIT Property.

An additional $500,000 has already been contributed for the
design of the Grand Junction Path (in the Fall of 2017).

14 | PUD-7 Zoning Transit Improvement Fund - The permittee Payment associated with non-
shall be required to contribute to a Kendall Square Fund residential space within a
established by the City Manager. The contribution shall be building shall be paid prior to
calculated by multiplying ten dollars ($10.00) by the number of | issuance of the first Certificate
square feet of new GFA for all non-residential uses in the of Occupancy for such space
subject building not-exempt from GFA. Transit Improvements: (based on the GFA of such
Fifty percent (50%) of any Fund Contribution Payments space).

(estimated at $8.5 million) shall be allocated for transportation
improvements and services to benefit the Kendall Square
neighborhood and residents in adjacent neighborhoods not
already required by the City of Cambridge Parking and Traffic
Demand Management (PTDM) Ordinance. The transit
improvement funds shall be allocated at the direction of the
City Manager.
15 | PUD-7 Commitment to Grand Junction: Within 30 days of the Within 30 days of the

completion of the design for the
Grand Junction Path and the
City’s receipt of all rights,
consents and/or approvals
necessary to construction the
Grand Junction Path.

*Notwithstanding the Phasing requirements, a Certificate of Occupancy may be issued prior to the
completion of the construction, reconstruction or update, as reasonably approved by TP&T, in the event
that the work is substantially complete or delayed due to circumstances that are not within the reasonable
control of the developer. Substantially complete condition can exclude final paving, signage, striping and
landscaping as reasonably approved by TP&T for functional reasons. Note: All work in public ways is
subject to the grant of all necessary approvals, licenses or other rights from the City of Cambridge and/or
other parties.
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MASSACHUSETTS INSTITUTE OF TECHNOLOGY

October 23, 2017

Mayor E. Denise Simmons

Vice Mayor Marc C. McGovern

Ordinance Committee Co-Chair Dennis J, Carlone
Ordinance Committee Co-Chair Leland Cheung
City Councilor Craig A. Kelley

City Councilor Jan Devereux

City Councilor Timothy J. Toomey, Jr.

City Councilor Nadeem A. Mazen

City Councilor David P. Maher

Cambridge City Hall

795 Massachusetts Avenue

Cambridge, Massachusetts 02139

Re: Commitments and conditions accompanying the amended zoning petition (the
“PUD-7 Zoning”) for PUD-7 District (the “PUD-7 District”) attached hereto as
Attachment A

Dear Mayor Simmons, Vice Mayor McGovern, Ordinance Committee Co-Chairs Carlone and
Cheung and Councilors Kelley, Devereux, Toomey, Mazen and Maher:

The purpose of this letter is to describe commitments and benefits which the Massachusetts
Institute of Technology (“MIT”) is prepared to offer the City of Cambridge to facilitate and
enable MIT to revitalize and redevelop the Volpe Transportation Center Site, excluding the
parcel on which a new federal building will be constructed (the “Project”), through the
construction of new mixed-use buildings, subject to the satisfaction of the “Conditions” set forth
below.

Capitalized terms used, but not otherwise defined, herein shall have the meanings ascribed to
them in Article 13.90 of the City of Cambridge Zoning Ordinance.

MIT’s Commitments

A. Grand Junction Multi-Use Path. Recognizing the importance of establishment of a
multi-use path along the Grand Junction corridor, which corridor is identified in the
Kendall Square Mobility Task Force Report dated August 2017 (the “Task Force
Report”), to the City’s and region’s transportation network and mobility and in an effort
to assist the City in its goals of reducing automobile traffic, MIT agrees that it shall, upon
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B.

the passage of the PUD-7 Zoning, commence work with the City of Cambridge and other
stakeholders and agencies to advance the implementation of such a path. In keeping with
the recommendations of the Task Force Report and the findings contained in the Grand
Junction Community Path and MIT Property Feasibility Study (October 2014)(the “2014
Study”), and in order to assist the City in making a path over the Grand Junction corridor
(the “Grand Junction Path”) a reality, MIT agrees that:

e immediately following the adoption of the PUD-7 Zoning, MIT will work
with the City to prepare and enter expeditiously into an agreement with the
City that shall memorialize a commitment by MIT to convey to the City
perpetual permanent easements or interests in fee, at the election of MIT,
sufficient for the construction of the Grand Junction Path on all portions of the
Grand Junction Path to be constructed on land owned and controlled by MIT
(the “MIT Property”). The agreement memorializing MIT’s commitment to
convey such easements or fee interests to the City shall be (i) consistent with
the 2014 Study, including identification of easement areas, (ii) on such terms
and conditions as MIT and the City shall reasonably agree; and (iii) shall
provide that MIT must convey all such easements and /or interests in fee to
the City by no later than thirty (30) days after completion of the design of the
Grand Junction Path;

¢ immediately following the adoption of the PUD-7 Zoning, MIT shall
contribute $500,000 to the City for the development of the design for the
Grand Junction Path; and

e within thirty (30) days of the completion of the design of the Grand Junction
Path and the City’s receipt of all rights, consents and/or approvals necessary
to construct the Grand Junction Path, MIT will, at MIT’s option, either (i)
deliver to the City $8,000,000.00 for the design and construction of the Grand
Junction Path or (ii) commence construction of the portion of the Grand
Junction Path located on the MIT Property and diligently pursue such
construction to completion. All construction shall be completed in accordance
with the design approved by the City, and reviewed by MIT, the 2014 Study,
the easement documents and any and all agency approvals and consents.

Community Space Design and Construction Funding; Initial Funding of
Operations. MIT agrees that it shall fund, or cause to be funded, in the aggregate (and as
more specifically set forth below), costs and expenses up to $22,000,000.00 that are
incurred in connection with the design and construction of a community center/space
within the PUD-7 District (the “Community Space™). MIT will form an advisory
committee consisting of representatives from City government, members of adjacent
neighborhoods and MIT (the “Community Space Advisory Committee”), which will

* review and make recommendations to MIT concerning the design and programming of

the Community Space and fundraising efforts associated with the operating and

|
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programming funds for the Community Space.

In connection with the planning and construction of the Community Space, MIT agrees to
make the following deposits into an escrow fund to be established with an escrow agent
mutually satisfactory to MIT and the City Manager:

e aone-time aggregate amount of $500,000.00 for planning and design costs on
or before the first anniversary of this letter; '

e additional amounts, as needed from time-to-time, totaling up to $500,000.00
in the aggregate to pay for planning and design costs; and

e aone-time aggregate amount equal to $22,000,000.00 less the cost of any
planning and design costs paid in connection with the community space on or
before the date that MIT (or its nominee) acquires title to the majority of the
PUD-7 District, which contribution shall be paid within thirty (30) days of the
later to occur of (i) the Planning Board issuing its first PUD Final
Development Plan Special Permit for a development within the PUD-7
District (and the expiration of any associated appeal period without an appeal
being taken) and (ii) MIT’s acquisition of the non-Government Owned Parcels
from the Federal Government.

The above amounts, after funding, shall be released from escrow periodically to fund the
planning and design and/or construction of the Community Space, as the case may be,
pursuant to escrow instructions reasonably agreed to by MIT and the City.

In addition, immediately upon the opening of the Community Space to the public, MIT
shall contribute $3,500,000 into the above escrow fund, which shall be accessible by the
operator of the Community Space (either MIT or an operator selected by MIT), in order
to provide initial endowment for the provision of operating funds.

. C. Graduate Student Housin g. MIT agrees that it shall create 950 new beds for graduate
students (collectively, the “New GSH Beds”), pursuant to the schedule set forth in this
letter. To that end, MIT agrees that it shall

e use diligent efforts to complete, on or before December 31, 2020, the construction
of Building 4 of MIT’s South of Main Street Project in Kendall Square (the
construction of which broke ground on October 11, 2017), containing 450
graduate student beds, of which 250 beds will be net New GSH Beds;

e 1o later than December 31, 2020, apply for a discretionary permit (or a building
permit if no discretionary permits are required) to create at least 500 New GSH
Beds; and
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» use diligent efforts, on or before December 31, 2020, to either add, by conversion
of existing beds and/or establishment of new beds, or apply for a discretionary
permit (or building permit(s) and/or alteration permit(s), as the case may be, if no
discretionary permit is required) for, or a combination thereof, a minimum of 200
New GSH Beds in existing buildings or otherwise located on MIT’s campus or
properties owned by MIT, which may include the recently converted 133 graduate
student beds at 70 Ambherst Street. '

D. Job Connector Space and Program. MIT agrees to include space and programming for

a job connector operation within the Community Space, the purpose of which is to
connect Cambridge residents with jobs and programs that will allow them to take
advantage of Cambridge’s innovation economy. MIT agrees, upon the opening of the
Community Space, to deposit $1,500,000 in an account established by the operator of the
Community Space to provide funding, and acquire resources, for the job connector
program. MIT will create such program with the advice of and input from City staff and
other stakeholders. Within eighteen (18) months of the adoption of the PUD-7 Zoning,
MIT will initiate a job connector operation at a location (or locations) to be determined
by MIT. MIT will keep such location open and will fund $125,000 annually toward the
staffing and operation of the program at such location until such time as the Community
Space opens to the public.

Middle Income Housing. MIT commits to the construction of a minimum of twenty
(20) Middle Income Units (as defined below) in the PUD-7 District, in the aggregate, to
be delivered by MIT proportionately with the delivery of residential units within the
'PUD-7 District or at such earlier time as MIT may determine. For the purposes of this
letter, the term “Middle Income Units” shall be defined as residential dwellings units for
which (i) the occupancy is restricted to households whose total income is no less than
eighty percent (80%) and no more than one hundred twenty percent (120%) of Area
Median Income (as defined in the Zoning Ordinance); and (ii) the rent (including
utilities) does not exceed thirty percent (30%) of the income of the renting household or
such equivalent standard as may be determined by the Board of Trustees of the
Affordable Housing Trust Fund. Middle Income Units shall not be considered
Affordable Dwelling Units for the purpose of meeting the Inclusionary Housing
requirements of Section 11.200; however, Middle Income Housing units shall be
administered pursuant to such reasonable policies, regulations, and standards as are
established by the City that apply to the administration of all Middle Income Housing
units in the City.

Innovation Housing; Limitations on Residential Parking Permit. A minimum of five
percent (5%) of the Dwelling Unit Net Floor Area of minimum housing required by the
PUD-7 Zoning shall be devoted to units measuring between three hundred fifty (350) and
four hundred fifty (450) square feet in size (the “Residential Innovation Housing
Units”). MIT agrees that it shall include or cause to be included a covenant that the unit
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tenants shall not apply to the City of Cambridge Traffic, Parking & Transportation
Department for a Resident Parking Permit in thirty (30) of the residential leases (or other
equivalent occupancy agreements) for the Residential Innovation Housing, Units
constructed within the PUD-7 District.

. Open Space and Retail Advisory Committee. In order to ensure that the adjacent

neighborhoods are involved in the programming of activities for the open spaces and the
types of retailers for the retail space in the PUD-7 District, MIT will establish an advisory
committee to provide input on the programming of these spaces. The advisory committee
shall meet once annually for a period of 10 years. The advisory committee shall include
representatives from the Community Development Department, adjacent neighborhoods
and three (3) representatives designated by MIT. To effectuate a vibrant community-
based open space and retail plan, MIT shall create an open space and retail programming
plan for any new commercial building and present such plan to the advisory committee
six (6) months prior to the substantial completion of that building. MIT may update the
programming plan from time to time.

. Community Event Programming. MIT agrees that it shall spend no less than $300,000,

in the aggregate, fo host community engagement events in or around the PUD-7 District,
which events shall be held at such time(s) and location(s) as MIT may determine and
shall be open to members of the general public, but shall be held no less frequently than
once per calendar year and shall continue until such time as MIT acquires land in the
PUD-7 District from the United States.

Real Estate Taxes. Notwithstanding the provisions of any agreement that MIT may
have entered into with the City previously, MIT hereby agrees that in the event that it
converts any new commercial building constructed pursuant to the PUD-7 Zoning from
commercial to exempt institutional use, MIT will remove such property from the tax rolls
of the City of Cambridge incrementally over a period of ten (10) years. During the ten
(10) year period following the conversion of such a property to institutional use, MIT
agrees not to claim an exemption for the percentage of the assessed value of the property
that would exceed the following: 10% in year one, 20% in year two, 30% in year three,
40% in year four, 50% in year five, 60% in year six, 70% in year seven, 80% in year
eight, 90% in year nine and 95% in year ten. Commencing in year eleven and for each
subsequent year that the ownership and use of such parcel satisfies the requirements for
exemption under M.G.L. c. 59, MIT will have the right to claim that 100% of the value of
property is exempt from assessment,

Innovation Arts Program. Within thirty (30) days of MIT obtaining a Permanent
Certificate of Occupancy for the first commercial building in the PUD-7 District, it shall
establish an art program that includes, but is not limited to, outdoor exhibits and
recognitions of innovation and entrepreneurship in the Kendall Square area. Between the
date on which MIT establishes the art program and the date that is. the tenth (10%)
anniversary of the issuance of the above Permanent Certificate of Occupancy, MIT shall

5
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expend up to $1,000,000, in the aggregate, in connection with the implementation of such
art program.

Conditions to MIT’s Commitments

For pﬁrposes of clarification, MIT’s commitments set forth above are offered if the following
conditions (the “Conditions”) are met:

1. The amendments to the Cambridge Zoning Ordinance set forth in Attachment A are duly
adopted in the form attached hereto as Attachment A, and no challenge to the validity of the
same shall have been made (or in the event of any challenge, such challenge shall have been
finally resolved in favor of such validity).

2. With regard to any commitments outstanding as of the date that MIT applies for PUD
and/or Article 19 Special Permits for the Project, MIT shall have received such Special Permits,
including, without limitation, PUD Special Permits and Article 19 Special Permits, from the City
of Cambridge Planning Board, and such other permits and approvals as may be necessary to
allow for the build-out of the Gross Floor Area contemplated by and in accordance with the
attached PUD-7 Zoning.

In addition to meeting the requirements and conditions of any required permits or approvals for
the Project (and the payment of any and all fees associated with the issuance of such permits or
approvals), MIT is making these payments and providing the other mitigation referenced above
to the City in order to provide the City with resources to mitigate any impacts which might result
from the Project as a result of the rezoning and any special permit issued pursuant thereto.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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As MIT’s duly authorized representative, I am pleased to make these commitments on
MIT’s behalf.

Sincerely,

MASSACHUSETTS INSTITUTE OF TECHNOLOGY,
a Massachusetts nop-profit corporation

By:

N’é&e:/ ﬁacl Ruiz
Title: Executive Vice President and Treasurer

Attachment A: Zoning Petition
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November 16, 2020

City of Cambridge Planning Board
344 Broadway

Cambridge, MA 02139

RE: Specialist Memo || Volpe Retail Strategy

Graffito SP (“GSP”) has been engaged by MIT to assist in the development of a ground floor activation and
leasing approach for the PUD-7 zoning district (the “Project” or the “Site” or “Volpe”) that embraces the
following general values and goals as articulated by the City’s Volpe Working Group (2017):

The Volpe ground floor and retail plan shall bring together a range of uses that, collectively, provide the
“critical mass” of civic activity needed to make the Project feel welcoming to the community at large while also
attracting people who may not have previously had reason to visit Kendall Square.

To achieve to aforementioned objective, the Volpe development and leasing team will deploy a thoughtful and
deliberate recruitment strategy for the Project’s retail and active use spaces. This memo summarizes such and

also provides an overview of the Project’s Master Plan as related to retail.

1. Master Planning Summary: Retail Approach.

The Volpe Master Plan creates a central node of activity in and around Broad Canal Way, a pedestrian-scaled
street that cuts through the heart of the Project and drafts off the success of the existing eastern portion of the
street, which runs between Third Street and the Broad Canal. Building fronts on Broad Canal Way will be
occupied by retail, cultural, community and recreational uses. North-South running streets intersecting Broad
Canal Way will act as feeder streets (from a retail perspective), providing ground floor spaces that can be
occupied by similar uses, and also spaces that will support less foot-traffic dependent active uses such as fitness,
neighborhood services, commuter services, maker spaces and other “Active Space” and “Innovation Spaces” as
defined in the PUD Ordinance. Buildings in the Project fronting Binney, Third and Broadway will house retail
and active uses that benefit from adjacencies to vehicular centric streets and the unique attributes of said edges
and their respective proximity to projects outside of PUD-7.

Taken together, the various street characters, demising possibilities, and design attributes (as detailed in the
Volpe Site Design Guidelines (2017)) within the Project will provide a range of premises that will appeal to the
very “recreational, retail, and civic amenities that will draw a broad range of community members” to Volpe
(quote from: Volpe Working Group Planning & Design Principles, 2017).

II. Recruitment & Leasing Tactics

Similar to the Kendall Square SoMa & NoMa retail approach and as further detailed in the Volpe Site
Development Plan Narrative, the Volpe project team will prioritize deals with small, local, independent
businesses. The viability of these establishments will be boosted by adjacencies to cultural, recreational, and

Leather District, Boston MA 1 graffito.com / @graffitosp
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open space anchors, which will draw visitors to Volpe from across Cambridge and Greater Boston.
Specifically, the project team will embrace the following in its tenant recruitment strategy for the Project:

- In keeping with its commitments to building a neighborhood that is racially and culturally diverse,
equitable, and inclusive, recruit and prioritize deals with female and minority-owned businesses;

- Aggressively pursue retail tenants for the Project that offer services/uses that have been identified as
missing from the neighborhood through the extensive (and continuing) public engagement process for
Volpe;

- Deliver rentable premises within the Project of varying shapes and sizes in an effort to foster maximum
flexibility in tenant recruitment;

« Think about ground floor activation as far more than just ‘retail’ by incorporating into planning and
tenanting programmatic and cultural partners and collaborators;

- Embrace a set of transactional norms for certain spaces that lowers the barriers of entry for start-up
retailers (i.e. shorter lease terms, more landlord investment into tenant improvements, smaller security
deposits, and no personal guarantees); and

« Offer reduced or alternative rent deals to the most highly desirable retail tenants to lessen the rent
challenges faced by Cambridge-based retailers as reported in the City’s Retail Strategy for the City of
Cambridge, Market Analysis and Recommendations Report (2017).

II1. Conclusion

By deploying the aforementioned strategies and tactics, I am sincerely confident that MIT will deliver a
dynamic place at Volpe that meets the retail and place-activation goals as articulated by the City and
community over the past five years of public process. Furthermore, I am similarly confident that the Volpe
master plan embraces an approach to urban design, retail design, and landscape architecture that will allow for
flexibility and adaptation over time as the local and national retail climate continues to evolve and change.
Lastly, and perhaps most importantly, I am inspired and encouraged by the commitment of this team to talk
about, plan for, and ready itself for action as we pursue a retail community at Volpe that is made of up a diverse
set of entrepreneurs and shopkeepers that better reflects the racial, ethnic, and cultural diversity of Cambridge.

I look forward to working with you all on this exciting project in the months and years ahead.
Respectfully,

;-@MV el ——

Jesse Baerkahn
President & Founder
Graffito SP

Leather District, Boston MA 2 graffito.com / @graffitosp



