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Mass+Main Article 19 Project Review Special Permit

e Tree Study

e Transportation Impact Study (TIS) Summary (submitted separately to Cambridge Traffic,
Parking and Transportation Department)

e Site Plans
e Elevations

e Sections

e Perspective Renderings

e Floor Plans

Dimensional Form Information

TABLE1 DIMENSIONAL FORM INFORMATION

Existing Allowed or Proposed Permitted
Required
(max/min)

Lot Area (sq ft) 38,773 sq ft N/AL 38,773 sq ft
Lot Width (ft) N/AY (multiple lots)
Total Gross Floor 62,905 sq ft 252,025 sq ft 252,025 sq ft
Area (sq ft)

Residential Base N/A? 247,209 sq ft

Non-Residential Base N/A 4,816°

Inclusionary Housing Bonus = 0~
Total Floor Area Ratio 16 6.5 6.5

Residential Base N/A* 6.4

Non-Residential Base N/A 0.1

Inclusionary Housing Bonus -0- -0-
Total Dwelling Units 0~ N/A 2 283

Base Units N/A?

Inclusionary Bonus Units N/A?

Base Lot Area/Unit (sq ft) N/A 137

Total Lot Area/Unit (sq ft) N/A 137
Building Height(s) (ft) 35 feet 195 and 70 feet* 195 and 70 feet®

Front Yard Setback (ft) ={J- -0- -0-

Side Yard Setback (ft) -0- -0- 10

Side Yard Setback (ft) -0- -0- -0-

Rear Yard Setback (ft) -0- -0- -0-
Open Space (% of Lot Area) 0% 10%° 19%°
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Existing Allowed or Proposed Permitted
Required
(max/min)
Private Open Space -0-
Permeable Open Space -0-
Other Open Space (specify) -0-
Off-Street Parking Spaces 51 142 minimum/ 146°
212 maximum
Long-Term Bicycle Parking -0- 298 298
Short-Term Bicycle Parking -0- 38 39
Loading Bays . 1 1

N/A Not Applicable

1
2

Not applicable in Mass and Main Residential Mixed Income Subdistrict.

17% low and moderate, 3% middle income, 10% 3-bedroom, per Section 20.307.8. Minimum 8% micro-housing units purstant to the
Letter of Commitment dated May 18, 2015 and referenced in Section 20.307.13.

See discussion in section 1.3 of Chapter 1, Project Description of this application regarding retail exemption for retail spaces under
1,500 square feet.

Up to 195 feet in Mass Ave Height Area and up to 70 feet in Columbia/Douglass Street Height Area, per Section 20.307.6.2, provided
that only one building within the Mass Ave Height Area may exceed 80 feet and subject to a 10,000 SF floor plate restriction for all
floors above 80 feet in height.

The Project will be 195 feet along Mass Ave and 70 feet along Columbia Street, per section 20.307.6.2.

May be satisfied with any combination of Private Open Space and pedestrian amenities open to the public, such as a pedestrian plaza
or arcade, per Section 20.307.6.4.

51 spaces in the existing lot at 65 Bishop Allen lot to remain (39 of which to support the Project where the remaining 12 spaces will
be designated for the 47 Bishop Allen Drive project). This lot is within 400 ft of the Project and, therefore, allowed without a special
permit pursuant to Section 20.307.7.c.

Up to 95 spaces are proposed in the garage below Building B-1 less 3 spaces to be provided as carshare spaces. In addition, 39 of the
existing surface parking spaces in the 65 Bishop Allen Drive parking lot will be allocated to the Project and a credit of 15 parking
spaces, in accordance with Section 20.307.7.d. This section requires a minimum of 2 carshare spaces and each carshare space equates
to 5 parking spaces.

Coordination with City Departments

The Applicant has met on several occasions with various Community Development
Department (CDD) staff regarding the overall Project, including public realm improvements,
urban design approach, sustainability approach and the community outreach program as well
as the Special Permit Project Review application and process. Initial design review sessions
have also taken place with CDD to evaluate proposed building massing and initial building
design. The Applicant has also met with Cambridge Historical Commission (CHC) staff
numerous times regarding retaining 411-413 Massachusetts Avenue, an on-site historic
property that is considered a contributing building to the Central Square Historic District.

The Applicant along with its site civil engineering team attended meetings with the Cambridge
Department of Public Works (CDPW) and Cambridge Water Department (CWD) to discuss the
infrastructure anticipated to serve the Project, as well as stormwater measures pursuing on-site
and neighborhood solutions. Additionally, the Applicant and project landscape architect met
with CDPW to discuss proposed streetscape and landscape improvements.

Special Permit Application Form Supplemental Documentation
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1

1.1

1.1.1

Project Description

This is an application for the Project Review Special Permit, pursuant to Article 19.20 of the
Cambridge Zoning Ordinance, for the Mass+Main Mixed-Income Residential project in the
Central Square neighborhood of Cambridge (the "Project”). Watermark Central Venture LLC
(the "Applicant”) is proposing to construct an approximately 283-unit, mixed-income, transit-
oriented residential complex with community-centric retail. T—'heil;r/ojiect is located at the
terminus of Massachusetts Avenue ("Mass Ave”), Main Street, and Columbia Street. Refer to
Figure 1.1 for a site location map and Figure 1.2 for site context.

The Applicant has been working closely since April with neighborhood groups, city leaders,
and the Community Development Department (CDD) to refine the Project. Following an
extensive, two-year process that involved the community and the City of Cambridge, the City
Council voted 7:2 to adopt Zoning Petition Ordinance Number 1368—Mass and Main
Residential Mixed Income Subdistrict (Article 20.307 — the “Subdistrict”)—at the May 18, 2015
meeting. The zoning aims to encourage the development of a mixed-income residential
community by allowing additional height on Mass Ave and density if 20 percent affordable
and middle-income apartments and a local retail program are included.

As demonstrated herein, the Project as submitted conforms to the Citywide Urban Design
Objectives of Article 19.30, the Sustainable Design and Development requirements of Article
22.23, and satisfies all other requirements necessary for the issuance of the requested Project
Review Special Permit, including the applicable requirements of the Subdistrict.

Project Background
Land Acquisition and Ownership

In December 2012, Dr. J.R. Fennell sold his property to a joint venture between Normandy Real
Estate Partners and Twining Properties ("Normandy/Twining"). The property was formerly
occupied by Quest Diagnostics, which relocated to Marlborough, MA by the end of 2015.
Located in Central Square, the Fennell property consisted of a collection of 16 parcels on four
blocks at Mass Ave and Main Street.

Project Description
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Today, the Applicant, which is managed by Twining Properties, is the sole developer for the
Project on a site consisting of eight parcels totaling 1.5 acres of land subject to Article 20.307.
The original land area proposed for residential development on Block B was approximately
35,997 square feet, which would have accommodated approximately 230 apartments. In April
2016, the Applicant purchased an additional adjacent parcel at 25 Columbia (at the corner of
Bishop Allen Drive) increasing the land area to approximately 38,773 square feet and
permitting the Applicant to propose 283 units for the Project.

Original Applicant Portfolio

The original Normandy/Twining land acquired from Dr. Fennell included 16 parcels totaling
approximately 2.4 acres, consisting of:

e BLOCK A: two buildings set on 4 parcels totaling 0.6 acres on Mass Ave between Norfolk
and Douglass Street;

¢ BLOCK B: multiple buildings set on 5 parcels totaling 0.8 acres on Mass Ave and Columbia
Street, between Columbia and Douglass Street;

e BLOCK C: one building set on 5 parcels totaling 0.4 acres on Main St between Columbia
and School Street; and

e BLOCK D: 2 parcels totaling 0.6 acres on the north side of Bishop Allen Drive consisting of
a garage at #47 and a parking lot at #65.

In February 2016, Normandy/Twining sold the Block A parcels. In April 2016, Twining sold its
Block C interest to Normandy, and purchased from Normandy their interest in Blocks B and D
(the land in the May 2015 zoning petition). In June 2016, Normandy sold Block C.

Additional Parcel Purchased

In April 2016, the Applicant purchased 25 Columbia St (Marks Wholesale) consisting of one
parcel totaling approximately 2,776 square feet of land.

Current Land Owned by the Applicant

The Applicant currently owns eight parcels totaling 1.5 acres in the Mass and Main Residential
Mixed income Subdistrict consisting of:

e BLOCK B: Multiple buildings set on six parcels totaling 0.9 acres on Mass Ave and
Columbia Street between Columbia Street and Douglass Street, including 25 Columbia
Street (the “Project Site"); and

e BLOCK D: Two parcels totaling 0.6 acres on the north side of Bishop Allen Drive consisting
of a garage at #47 and a parking lot at #65. The 47 Bishop Allen Drive project is subject to
a separate Special Permit application for a proposed residential development consisting of
approximately 23 units. The application for 47 Bishop Allen Drive is being filed
concurrently by the Applicant.

Project Description
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1.2

Coolidge Place, which contains approximately 1,042 square feet of land area, is currently used
to provide pedestrian passage between the City parking lot on Bishop Allen Drive and Mass
Ave, and bifurcates the land currently owned by the Applicant.

Following applicable State and City procedures, the City of Cambridge issued a Request for
Proposals ("RFP") for the disposition of Coolidge Place, and Normandy/Twining responded
with a proposal on November 6, 2015. In November of 2015, after holding the required public
hearings, the City Council accepted the Normandy/Twining proposal for the acquisition of
Coolidge Place and voted to discontinue Coolidge Place as a public way in accordance with
M.G.L c.82, Section 21, as amended. The City and Normandy/Twining executed the MOA
memorializing the terms of the conveyance on March 11, 2016, and the MOA was
subsequently assigned to the Applicant.

Key provisions of the MOA include:

e The 1,042-square foot Coolidge Place to be purchased by the Applicant for $325,000;

e The Project to provide two public passageways between Mass Ave and the City parking lot
on either side of Building B-1: a 10-foot wide replacement for Coolidge Place referred to
as "New Coolidge Place”; and a 15-foot wide passageway to the East of Building B-1
shown in this application as the “Central Market”; and

o The Applicant will modify its existing easement rights over the City parking lot (Lot 6) to
reconfigure access to the Project in a manner consistent with the planned future
development of the parking lot.

Pursuant to the MOA, the acquisition of Coolidge Place is anticipated to occur upon issuance
of a building permit for the Project. The 10-foot wide New Coolidge Place passageway will be
a combination of City and Applicant-owned land as follows:

e The first 8 feet of width next to McDonald's will be transferred to the City as sub-surface
“fee simple” parcel with accompanying above-grade easement —swapping the same area
(1,042 sf) for the original Coolidge Place location; and

e An additional 2 feet of width will be provided as a public access easement on the Project
Site.

Other provisions require coordination with the City for the storm drainage storage tank
proposed under the City parking lot, including a contribution up to $300,000 toward those
improvements.

Refer to Attachment 6 of this application for diagrams that illustrate the Coolidge Place land
transfers.

Existing Site Conditions

Figure 1.3 presents the existing site survey plan. The Project Site consists of an approximately
0.9-acre redevelopment site that fronts Mass Ave on the western edge, and is bounded by
Douglass Street to the north, by Bishop Allen Drive to the east, and by Columbia Street to the
south. Main Street runs into Columbia Street at Lafayette Square, which is also known as Jill

Project Description
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TABLE 1-1 PROPOSED DEVELOPMENT PROGRAM

Size (Zoning Quantity
Component Gross Floor Area)
Building Height (tallest) # 195 feet
Residential
Building B-1 198,246 GFA 225 units
Building B-2 48,900 GFA 58 units
411-413 Mass Ave 2,079 GFA NA
Building Reuse?
Residential Sub-Total 249,225 GFA 283 units
Retail (non-exempt) 2,800 GFA NA
Total Building Area 252,025 GFA
Retail (exempt)? 14,479 SF NA
Below Grade Structured 95 spaces
Parking®
Surface Parking 39 spaces
(existing to remain)*
Total Parking 134 spaces®

Includes reuse and renovation of the historic building for residential amenity space (2,079 sf).
See discussion below regarding exemption for retail spaces under 1,500 SF.

Provided underground below Building B-1.

Located at 65 Bishop Allen Drive,

Three (3) of these spaces will be carshare spaces.

v W N

In order to encourage a mix of retail, including local and independent retailers, retail spaces at
the Project smaller than 1,500 square feet will be excluded from the calculation of floor area
ratio, per Section 20.307.9.5. The Applicant respectfully requests that, in order to
accommodate potential larger retail tenants, minor deviations in the retail/residential
allocation of Project GFA up to 5 percent shall be permitted subject to approval by CDD in
connection with its approval of the final Retail Plan for the Project, provided that total Project
GFA continues to meet applicable zoning requirements.

The Project will include a range of unit types and sizes including Micro units (as required by
the Commitment Letter), studios, loft-style units, 1-bedroom units, 2-bedroom units and 3-
bedroom units. Table 1-2 below reflects the Applicant's current estimated unit mix and will be
subject to change based on market conditions and as the building design, internal layout,
retail configuration and structural engineering are finalized.

Project Description
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1.33

Site Planning and Open Space

The design of the buildings is heavily focused on creating an active public realm. The new
retail space is accessed by the public frontage on Lafayette Square, as well as a series of
pedestrian passages connecting the Mass Ave sidewalk on the south side of the Project Site
with the City parking lot and Bishop Allen Drive at the north side. Both the high-rise (referred
to as "Building B-1") and mid-rise (referred to as “Building B-2") residential buildings are
designed with private thru-building residential lobbies, continuing the theme of pedestrian
porosity thru the block. This aims to continue the Central Square theme of pedestrian ways as
well as allowing for the potential of future development of additional housing and public
space in what is currently the City parking lot. Additionally, substantial new public space will be
provided, contiguous to the existing Jill Brown-Rhone Park within Lafayette Square, allowing
for increased programming possibilities in all seasons. The pedestrian passageway is fronted
on both sides by retail uses, allowing a variety of market-type events and uses.

Figure 1.15 presents the proposed site improvement plan, which includes the following key
elements:

e Central Market;

e Mass Ave Streetscape;

¢ New Coolidge Place; and

e Columbia Street Streetscape.

The Project will provide a significant addition of publicly accessible open space. This addition
to the public realm will be activated by ground-floor retail program focused on local and
independent retailers and enhanced by an improved Mass Ave streetscape. Directly adjacent
to existing Lafayette Square/Jill Brown-Rhone Park, this public space will enhance the
successful aspects of this existing public space while creating new public space truly unique to
the Project. Additionally, the Project includes upgrading the Columbia Street streetscape.

A generous setback is proposed at the south end of the Project Site, essentially extending
Lafayette Square/Jill Brown-Rhone Park to the north. This setback area has been designed for
maximum flexibility. All proposed site furnishings are movable so the space can be
transformed from a bustling patio to an open, programmable extension of Lafayette Square.
This expanded public realm has the potential to host larger events, such as farmer's markets
and performances. The design goal is to seamlessly compliment and combine with existing
adjacent public open spaces.

Central Market

The pedestrian way within the Central Market will stretch north from the setback for
approximately 90 feet and varies from 22 to 15 feet wide. Refer to Figure 1.16 for a site
improvement plan, Figure 1.17 for typical cross sections, and Figures 1.18a through 1.18c¢ for a

Project Description
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Section 20.307.7: Required Parking

As discussed in further detail in Chapter 5, Transportation of this application and as shown on
Table 1 of the Supplemental Documentation, the Project will satisfy the parking and loading
requirements applicable to a Residential Mixed Income Project within the Subdistrict.

Section 20.307.8: Affordable Housing and Unit Mix Requirements for Residential
Mixed Income Projects

As discussed in further detail in Chapter 2, Urban Design and as shown on Table 1 of the
Special Permit Application Form Supplemental Documentation of this application, the Project
will satisfy the Affordable Housing and Unit Mix requirements applicable to a Residential
Mixed Income Project within the Subdistrict.

Section 20.307.9: Local Retail and Street Activation

As discussed in further detail in Section 1.3.3 of this application, the Project will satisfy the
requirements applicable to retail space at a Residential Mixed Income Project. As noted above,
the Retail Plan to be presented for the Project will satisfy the requirements of Section 20.307.9
and the Letter of Commitment referenced in Section 20.307.13.

Section 20.307.10: Grandfathered Parking Structures within the Bishop Allen
Drive Residential Support Zone

This section is not applicable to the Project since the Applicant is proposing replacement of
the only existing parking structure in the Bishop Allen Drive Residential Support Zone with
additional housing pursuant to a separate Special Permit application. In the event that the 47
Bishop Allen Drive project does not receive the requested relief, then the Project will be served
by the parking provided in this grandfathered structure pursuant to Section 20.307.10.

Section 20.307.11: Sustainable Design Requirements for Residential Mixed
Income Projects

As discussed in further detail in Chapter 4, Sustainable Design and Development of this
application, the Project will satisfy the Sustainable Design requirements applicable to a
Residential Mixed Income Project within the Subdistrict.

Section 20.307.12: Design Guidelines Applicable to Residential Mixed Income
Projects

As discussed in further detail in Chapter 2, Urban Design of this application, the Project will be
consistent with the urban design objectives of the City set forth in Section 19.30, as well as the
specific design guidelines applicable to Residential Mixed Income Projects pursuant to Section
20.307.12.

Project Description
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2

2.1

2.1.1

2.1.2

Urban Design

The following section demonstrates that the Project conforms with Article 19.30: Citywide
Urban Design Objectives. Section 2.2 below provides supplemental information to
demonstrate how the Project conforms to area-specific urban design guidelines.

Citywide Urban Design Objectives (Article 19.30)

19.31: Responsive to Existing or Anticipated Development

As discussed in section 1.3.4 of Chapter 1, Project Description of this application, the potential
future redevelopment of the existing City-owned parking lot located behind Buildings B-1 and
B-2 is anticipated by the design of the Project. By incorporating a series of thru-block
pedestrian passageways and residential lobbies, ground floor retail, and landscaped public
realm, the Project provides access to a variety of uses for the City parking lot, including the
potential future shared public courtyard contemplated by the City. This courtyard could be
connected to Lafayette Square by the new public passageway (Central Market) to be provided
by the Project.

The creation of a 2-story parking garage beneath Building B-1 allows for the demolition of the
existing garage at 47 Bishop Allen Drive so that parcel can then become new residential
development, which is a long-term goal of the City for Bishop Allen Drive. '

19.32: Pedestrian and Bicycle-Friendly; Relationship to Surroundings

The Project will provide up to 42 short-term, exterior at-grade bicycle parking spaces located
throughout the Project Site (locations shown on Figure 5.4). Although the short-term spaces
are shown on private land, the Applicant is discussing alternate locations on City land to
enhance the retail plaza experience. Long-term, covered and secure bicycle parking will be
provided in two-level bicycle rooms in each new building, totaling 298 spaces, with access
from the back of the proposed buildings. Refer to Figures 5.5a and 5.5b, and Figure 5.6 for the
long-term bicycle parking plans for the Project.

Citywide Urban Design Objectives
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