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EXECUTIVE SUMMARY
KeNDALL SOUNRE
PLAN



The Kendall Square (K2) Plan is the result of an extensive community-based plan-
ning and design process conducted in Cambridge. The Plan knits together a vi-
sion for how many actors can work towards an ever more active and successful
place while building upon the successes of recent years in making this area a
world class innovation center with new housing, retail, and open space uses.
The K2 Committee, comprising a wide range of stakeholders, took into account a
variety of positions and interests in envisioning the future of Kendall Square, and
this report shows how future changes can be guided to respond to the Commit-

tee’s goals.

A spirit of partnership among the Massachusetts Institute of Technology (MIT),
other property owners, the City, and the surrounding neighborhoods will nurture
an era of shared benefit, as well as connect the community socially and physi-
cally. It will be important to continue working as a community to supportthe goals
expressed in this report, including issues ranging from workforce-readiness pro-

grams and education to housing for low and middle income families.

Kendall Square in August,
2012 (Les Vants Aerial
Photographs)
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K2C2 OVERVIEW

Kendall Square (K2) and Central Square (C2), situated less than a mile apart and having very
different characteristics and development histories, are vital mixed-use districts crucial to the
future of Cambridge. The Osborn Triangle, located south of Main Street connecting Kendall and
Central Squares, is a hybrid area encompassing some of the characteristics of each of the squares,
while retaining an industrial character of its own. The City began a coordinated planning study
of the entire K2C2 area in early 2011 in response to interest in increased development capacity
in Kendall Square and the Osborn Triangle, as well as an ongoing Red Ribbon Commission effort
to reframe a vision for Central Square. The overarching goal is to articulate visions for each area
that acknowledge the interconnected qualities and dynamic future outlooks of the two. Kendall
Square should continue to be a world center for biotech, entrepreneurship, high tech, and the
knowledge economy, with the addition of liveliness through more housing and retail. Central
Square, as suggested in the work of the Central Square Red Ribbon Committee which immediately
preceded the K2C2 process, should continue to expand its rich cultural vitality while participating
in the extraordinary economic benefits of the rest of Cambridge.

Committees for K2 and for C2 were appointed by the City Manager to help guide the planning
process led by City staff and a consultantteam headed by Goody Clancy & Associates. While each
committee focused on its square, City staff and the consultants took on the role of coordinating
the two efforts so that at the end of the process the visions could be assembled into companion
reports, and could be reflected in a wide variety of follow-through actions, including both zoning
and non-zoning work, to occur now and in coming years.

The two squares have in common good access to public transportation, nearby student and
residential neighborhoods, and proximity to MIT. These assets should continue to support future
growth in each area. With significant growth potential, each square could benefit from better
connections to the other. The area where Main Street intersects with Massachusetts Avenue,
known as Lafayette Square/Jill Brown-Rhone Park, and its urban context including the area along
Main Street east of Lafayette Square, is referred to as the Osborn Triangle Area. The development

of the Osborn Triangle Area can not only
N help make the flow from one square
to the other easier for users, but also
provide an interesting and active urban
streetscape and retail environment.
Several new and proposed projects
have the potential to help activate this
area, including the growing presence of
Novartis and the planned new building
by Forest City Enterprises for Millennium
Pharmaceuticals.

SOMERVILLE

BOSTON
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HISTORICAL BACKGROUND
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improvements have occurred in some, but not all, areas over the past twenty years.
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Before the 1960s: Kendall Square as an industrial landscape
Kendall Square started out as an industrial district. The
1868 opening of the Grand Junction branch of the Bos-
ton & Albany Railroad and the 1912 opening of the first
subway line made the area attractive for manufactur-
ing. In 1916, the Massachusetts Institute of Technology
moved to its current location in Cambridge from Bos-
ton’s Back Bay. However, after World War 1, industrial
development in Cambridge came to a halt and Kendall
Square went through a major shift.

1960s-2000s: Kendall Square as an office park district
From the 1960s, Kendall Square became the subject
of a postwar urban renewal movement that drasti-
cally changed the landscape of the area. In 1955 the
Cambridge Redevelopment Authority (CRA) was estab-
lished to spearhead the redevelopment and renewal
responsibilities. One of the most significant CRA proj-
ects was the grand scheme to locate NASA's Elec-
tronics Research Center in Kendall Square. The CRA
cleared 29 acres of land to accommodate NASA. How-
ever, as the federal government'’s priorities shifted, the
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plan to locate NASA was canceled, leaving 29 acres
empty inthe middle of the Square. The vacantland was
later partially occupied by the Department of Trans-
portation’s National Transportation System Center
(the Volpe Center) and Cambridge Center, a primarily
office/R&D development by Boston Properties.

2000s-2012: Kendall Square evolving into a
livelier, more mixed-use district

The East Cambridge Riverfront Plan’s implementation
(1978-2002) and the 2001 Citywide Rezoning began the
process of moving away from the urban renewal ap-
proach, by emphasizing the importance of the pedes-
trian realm and creating open space at the level of the
sidewalk. Several notable mixed-use real estate devel-
opments, such as Cambridge Research Park (1999) and
303 Third Street (2003), have started to activate the pe-
destrian realm of Kendall Square. Recent newspaper
articles and blogs have praised the new variety of food
and drinking options, night life choices, recreational
facilities, and other amenities in the Kendall Square
area.

Kendall Square Today: Kendall Square as a
thriving innovation community

The current expectation is that Kendall Square will
continue its transformation into an ever more active
and fruitful center for living, working, and playing, as
described in this report.

Kendall Square is transforming into a vibrant community lay-
ering housing, recreation, retail, and dining options over the
strong backdrop of commercial development driven by the
knowledge economy.
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PLANNING INITIATIVES INFLUENCING KENDALL SQUARE

The Cambridge Redevelopment Authority (1955-pres-
ent) has managed a great deal of change in Kendall
Square. Its major development accomplishment in the
Square is known as Cambridge Center, which is some
3 million square feet of office/research & development
served by hotels and some retail uses. Although the
project is good for the Cambridge economy, its design
and implementation followed the American urban re-
newal approach of the 1950s and 1960s. Large blocks
were developed, with overly wide streets and little
attention paid to ground floor retail and a pedestrian-
oriented street life, the opposite of what the City now
seeks. The project, however, incorporated several
public spaces of varied character, including the first
rooftop garden in the district.

The East Cambridge Riverfront Plan and Implemen-
tation (1978-2002) began the process of moving away
from the urban renewal approach. The new approach
emphasized the importance of the pedestrian realm,
with a focus on open space at the sidewalk level. The
Planned Unit Development (PUD) zoning that was es-
tablished closest to Kendall Square guided one of the
earliest special permits, the Riverfront Office Park
(1982), that provided some ground floor retail and cre-
ated the Broad Canal walkway on the south side.

Technology Square Expansion (1999) resulted in a ma-
jor reconfiguration of the original 1960s era project by
breaking up the superblock and connecting a formerly
isolated green plaza to Main Street through the use
of ground floor retail including cafés, a copy center,
a health club, and a convenience store. The Special
Permit was amended in 2005 to allow construction of
two small but significant one-story pavilions to cre-
ate space for active retail uses which now feature the
AREA 4 and Catalyst restaurants. The introduction of
these active uses along the street frontage is helping
to transform Main Street into an important connector
between Kendall Square and Central Square.

(top) Bird-eye view rendering of Cambridge Center.
(bottom) Before and after view of the Riverfront Office Park
development.
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The Eastern Cambridge Planning Study
(ECaPS, 2001) followed directly after the
Citywide Rezoning and went into much
more detail about the future of the study
area. With regard to Kendall Square,
ECaPS:

Suggested that housing and
ground floor retail would be ben-
eficial along Third Street and cre-
ated zoning incentives for these
desired uses. This goal is being
realized at 303 Third Street and
in the Cambridge Research Park
project.

Directly addressed desired out-
comes for the Department of
Transportation (DOT) site in Ken-
dall Square and for protecting
adjacent neighborhoods. Future
development on the DOT site re-
mains a major unknown in the
future of Kendall Square. The City
has continued discussions with
Volpe Center and DOT officials
with hopes that the site can be
better connected to the trans-
formation that is happening all
around it.

(top) Added ground floor retail space at Tech Square enabled through the
1999 Special Permit.
(bottom) Cover page of the ECaPS Plan (2001).

The Cambridge Research Park/Kendall Square PUD (1999) master plan helped expand the biotech emphasis,
created a successful ice skating rink/summertime plaza and canoe access, created the Watermark housing
complex, and is bringing new ground floor retail (Aceituna, Segway, Bubble Tea Shop, Za, EV0O). A second
building at the Watermark is bringing additional housing and continues to link ground floor retail between Third
Street and the Broad Canal with retail such as Commonwealth and Cambridge Spirits. A small office building
that is also part of the PUD has its approval from the Planning Board, and when completed, will bring ground
floor retail all the way to the Canal. This building, which will abut the power plant to the east and the Genzyme
building to the north, is in a pivotal location that will link northwards towards the ice skating rink/summer plaza.
All of these developments help activate the Broad Canal walkway that was initiated in the 1980s and completed
by the expansion of the power plant, a cooperative effort with the Cambridge Research Park in the 2000s.
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The 303 Third Street PUD (2003) led to construction of
new housing across the street from the Watermark
housing at Cambridge Research Park. This project
added more ground floor retail, and helped create a
successful “critical mass” of housing and retail activ-
ity that is a model in some ways for the whole Kendall
Square plan.

The Alexandria Rezoning (2009) adjacent to Kendall
Square allowed for higher density research and de-
velopment with ground floor retail, complemented by
neighborhood-serving open space. A PUD Special Per-
mitissued in 2010 allows 1.5 million square feet of com-
mercial use, 220,000 square feet of residential use, and
20,000 square feet of retail use. The first building for
Biogen has just completed construction at 225 Binney
St, between Fifth and Sixth Streets.

One of the key features of the PUD master plan is the

provision of a major new open space to benefit the , , , ,
(top) Third Street housing with ground floor retail.

abutting neighborhood. This site has been cleared in  (bortom) Site plan of the Alexandria development project for
anticipation of a community planning and design pro- Biogen along Binney St.

cess. The next Alexandria buildings under construc-
tion are at 75 and 125 Binney St, which are being con-
structed between Binney St and the new park.

The 650 Main Street Project (2009) was approved by the Planning Board and ultimately will include about 400,000
square feet of office/research & development use with ground floor retail, in the Osborn Triangle. The first phase
is now under construction for a building of 230,000 square feet, with Pfizer as the tenant.

Over the last decade, a number of MIT Academic Projects have made positive additions to the urban environ-
ment. The Stata Center (2000) was created by replacing an unattractive parking garage with the dynamic Frank
Gehry building. The landscaping associated with the Stata Center is also notable for its welcoming urban plaza
and its innovative stormwater management scheme. Along Vassar Street, the City and MIT created Cambridge’s
first cycle track (with the bicycles at the level of the sidewalk instead of at the level of the automobile) as an
important test of this new urban design concept.

The Sloan School Project (2010) has created an attractive new pedestrian way and adjacent green space com-
ing from the river that has greatly improved the entry into Kendall Square. The MIT Cancer Research Center
(2010) has improved the sidewalk experience along Main Street by providing new shade trees, lighting, and
seating areas. A walkway through the building (paralleling the exterior sidewalk) features displays that describe
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the work of the center. While there is a café interior to the building, it
is hoped that a more active character can be brought to the walkway,
perhaps with the use of kiosks that are serviced by the café.

The Boston Properties Rezoning for Broad Institute (2010) increased
by 300,000 square feet the amount of non-residential development
allowed in the MXD District to help retain and expand the Broad In-
stitute, and retain the potential for desired additional housing. The
Broad expansion on the west side of Ames Street is now nearing
completion, as is the expansion for Biogen into a new building at the
southern corner of Binney and Fulkerson Streets. In addition, Boston
Properties has proposed the creation of a 200,000 square foot hous-
ing tower across the street from the Broad expansion.

City Plans for Improving Broadway, Binney St, Main St, and Ames
St (ongoing) are intended to upgrade streets and sidewalks, with an
emphasis on making better provisions for pedestrians and bicycles,
improving street scale, and enhancing the public realm. In addition,

Expansion of the Broad Institute along Ames
St shown in the middle. The existing Broad
building is to the left of the new building.

Boston Properties completed renovations to Kendall Square Plaza last year, and replaced walking surfaces, ad-
dressed longstanding drainage problems, and improved landscape features and programming.

Ongoing Development Projects

There are several different sectors of
Kendall Square that have been treated
as separate districts, because the area
is so large, and has been subject to dif-
ferent ownership and development dy-
namics throughout the last 3 years. First,
the Novartis site on Massachusetts Av-
enue across the street from their com-
pany's existing facilities was rezoned
in 2011, early in the K2C2 process, with

input from the K2 Committee. The former
All-Asia block on Massachusetts Ave
was rezoned in accordance with the C2
recommendations through a petition by

Novartis Expansion PUD (2011) is in the Osborn Triangle area, and thus
relates both to C2 and K2 plans. Its ground floor retail and large land-
scaped courtyard will provide connections to both areas, and will help
activate the streets on which it sits, especially Massachusetts Avenue.

Forest City for Millennium Pharmaceuticals in February 2013. The MIT area was rezoned, also in accordance
with K2 Committee recommendations, in April 2013. The other sectors (for Cambridge Center, Volpe / DOT, and
Cambridge Research Park / One Main Street area) will be considered in the coming months.
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Other Initiatives

Many City initiatives—from zoning, to master plans, to design review, to public works projects—are helping to
manage the course of development throughout the City, including Central and Kendall Squares. Taken together,
these initiatives have guided, and will continue to guide, the overall evolution of the eastern portion of Cam-
bridge. The following summarizes some of the most relevant City policies and actions for each area.

The City’s Master Plan, called Toward a Sustainable Future/Growth Policy Document (1993 with update 2007),
includes policies that are particularly relevant to growth in Kendall Square:
e Existing retail districts should be strengthened; new retail activity should be directed toward the city's
existing retail squares and corridors.
e Trend to cluster related uses
should be strengthened.
e Retail districts should be rec-
ognized for their unique assets,
opportunities, and functions to
maintain their economic viabil-

ity.

Citywide Rezoning (2001) addressed
concerns relevant to both K2 and C2:

* Manage density and traffic.

e Address the need for housing.

* Incentivize desired uses.

* Encourage good urban design

and district vitality through pub- Throughout the K2C2 area, strengthening the availability and convenience of
non-auto modes of travel continues to be a fundamental goal.

lic review of development.

Environmental Initiatives As the city continues to evolve in coming years, there are a number of important envi-
ronmental initiatives that will help guide growth in sustainable ways. For example, the Parking and Transporta-
tion Demand Management (PTDM) program requires all major projects that create new parking to undertake a
number of measures to reduce reliance upon drive-alone automobile commuting. To reduce the impact of new
buildings on greenhouse gas emissions, the City requires compliance with LEED standards, and has a new set
of guidelines to encourage green buildings through zoning. The community is now undertaking a study of how
to move closer to the ideal of net zero energy consumption and an effort is underway to create an EcoDistrictin
eastern Cambridge to address the impacts of significant new developments anticipated there in coming years
through district-scale solutions. A major new initiative, the Cambridge Sustainability Compact, is aimed at lever-
aging the intellectual and entrepreneurial capacity of the business, non-profit, education, and municipal sectors
in Cambridge to address the significant challenges we face as the world’s environmental crisis escalates.
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CHAPTER 2

AMNALYSIS:
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OPPORTUMNITIES

This aerial photo shows Kendall Square in its urban con-
text, with MIT on the lower right, downtown Boston on
the upper right, and the East Cambridge neighborhood
and North Point on the upper left. A close inspection of

the photo reveals that there are several areas that have
on-grade parking very near the transit station—some
of these have subsequently been built upon, but others
provide the opportunity for more growth and change in
the Square.




The K2 Committee, working with the City and consultants, studied a wide range of issues concerning future
growth as well as the opportunities for improvement that appear to be desirable. The overarching opportunity is
to build upon the recent successes associated with the innovation economy, while addressing issues such as
housing affordability, the need for better open space, environmental and transportation management, and set-
ting economic development priorities.

Land Use

The land use planning approach for the future of Kendall Square has been to take into account the last three
decades of development which have created an increasingly varied and lively mix of uses. At the same time,
there are many challenges to address if the Square’s full potential is to be realized.

Kendall Square Subdistricts
The K2 Committee also looked at how these issues and opportunities may be addressed in the subdistricts of
Kendall Square that have different development histories, ownership, and development potential.

Open Space

Existing and future public open spaces in and around Kendall Square need to be designed and programmed
systematically. The Eastern Cambridge Kendall Square Open Space committee will pursue an integrated vision
for the whole open space system.

Housing

While progress has been made in getting housing built in Kendall Square, the high cost of housing is a major
concern, and more housing is needed generally. The housing issue was seen by the K2 Committee as one of the
foremost challenges to achieving a well-rounded urban environment.

Economic Development

Innovation space for startups is in great demand, but the issue is how to ensure its affordability. Ground floor
retail has increased, and more seems likely. The question is what kind does the community want, and where will
it be feasible?

Environment & Stormwater

In Kendall Square, there are opportunities to build upon the urban pattern that now exists, utilizing an array of
tools to promote green building design and sustainable transportation practices. The issue of proper stormwater
managementis also critical, given rising water levels. All of these issues are being addressed in efforts to create
a K2 EcoDistrict.

Transportation & Infrastructure

Managing growth in a way that minimizes traffic impacts is essential. Enhanced transportation demand manage-
ment programs that encourage employees to walk, bike or take transit are required. Streets need to be designed
with excellent facilities for pedestrians, cyclists and transit users. Parking must be designed to meet lower rates
of driving and optimized to allow sharing of parking among residents, employees and retail customers. Ensuring
that there is sufficient transit capacity to meet future needs is a critical regional challenge.
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LAND USE

N4 74 VeV - N/ YN
Existing Zoning Districts

Cambridge, Massachusetts

The zoning map for the Kendall Square area shows how the various elements of the urban structure relate to one another.
The Charles River is at the bottom of the image, with the MIT campus adjacent to Memorial Drive. At the heart of the
Square is the MBTA station that is embedded in the urban renewal development. Towards the top of the map are the lower
density portions of the East Cambridge and Area 4 residential neighborhoods. The dashed line shows the study area for the
K2C2 planning effort.

Mix of Uses

Despite the presence of hotels and the nearby institutional presence of MIT, Kendall Square has had the char-
acter of an office park rather than a vital mixed-use center as it has redeveloped since the 1960s. That has been
changing in the last few years, as several hundred units of mixed-income housing have been built along Third
Street, along with an increasing number of cafés and restaurants throughout the area. The innovation culture
has made the commercial nature of the Square more dynamic. The K2 Committee looked for ways to keep this
positive momentum.

Urban Design Character

The 1960s urban renewal plan for Kendall Square created a series of superblocks, overly wide streets, and paid
little attention to the need for active ground floor uses. Recent additions to the Square have been designed with
a more contemporary awareness of the importance of the ground floors of buildings.
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Existing Height Limits

Cambridge, Massachusetts
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This map of the existing pattern of height limits indicates the highest area in the darkest color (up to 250 feet near the
MBTA station), with the intermediate heights in the middle tone (up to 120 feet near the river, lower heights near neighbor
hoods—45 feet to 80 feet in some locations), and the lowest heights in the lightest tones (mostly 35 feet in the residential
areas).

Density

Given the presence of Kendall Station at the heart of the Square, it has been a good strategy to allow for density
close to transit, as is most noticeable around the plaza at the station. On the other hand, there are many sites
that could be much more productively used near the heart of the square, particularly at MIT and on the Volpe
Center property, which have acres of on-grade parking a short walk from the station.

Public space

Public spaces in Kendall Square need much more design attention. The plaza at the station has recently been
improved, and is activated by its proximity to the hotel, the station, and the food court. The rooftop space atop
one of the parking garages provides a contrasting quiet, garden-like space. While its area has been reduced by
the addition of office space for Google, the public space is becoming more known as a pleasant place to visit,
and the passageway from the sidewalk up 4 floors is being made more visible and attractive, lined by shops, and
given a more urbane character.
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KENDALL SQUARE SUBDISTRICTS

Much of the K2 discussion was structured around the proposed new Planned Unit Development (PUD) desig-
nations shown on the map below. This nomenclature reflects the evolution from a series of rather unrelated
developments into the more interconnected Kendall Square desired by the K2 Committee.

e PUD KS1: currently zoned as Mixed-Use District (MXD), under the control of the Cambridge Redevelop-
ment Authority with its designated developer, Boston Properties.

e PUD KS2: the area largely controlled by the US DOT, with the separate 303 Third Street housing project

e PUD KS3: mostly built-out, includes the Cambridge Research Park (Lyme) PUD with Watermark housing,
Genzyme HQ, etc.

e PUD-4: Alexandria area recently rezoned in 2009, not suggested to be changed.

e PUD-5: MIT campus area, recently rezoned in 2013 based on the K2 zoning recommendations.
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PUD-KS1: MXD/Cambridge Center Area

The allocation of square footages per use in the Zon-
ing Ordinance has been guiding the development of
the Cambridge Redevelopment Authority’s projects for
the last several decades. As such development capac-
ity was built out a few years ago, the City Council has
subsequently made additional allocations:

1. for the 250,000 square feet expansion of the
Broad Institute on Ames St (on the site that
had been approved for 200 units of housing),

2. forhousing elsewhere in the districtto replace
the original Ames Street housing, and

3. for the 30,000 square feet Google connector
project on part of the garden on the roof of
the parking garage accessed via Ames Street
and along the passageway from Main St to the
elevator to the garden.

At present, the CRA and Boston Properties are working
with the City to obtain a portion of the Ames St right-of-
way to facilitate the construction of housing.

In addition to the land disposition by the City, some re-
zoning will be needed to allow the housing to fit onto
the very tight site. Once this housing project has been
initiated, the CRA is interested in additional possibilities
for infill and densification on other sites in the district,
as suggested in the zoning recommendations section
of this report. This will also require additional rezoning.

The Google expansion is transforming the former open air
passageway from Main Street to the rooftop garden into a
small shopping arcade.

23



PUD-KS2: US-DOT Volpe Center

There is significant unrealized development po-
tential on the Volpe site, which is now mainly
characterized by one office tower and a very
large area of on-grade parking—Iess than a
block from the transit station. The Volpe Center
is a part of the federal government (Department
of Transportation), which is not bound by local
controls such as zoning. However, should DOT
decide to respond to the community’s request to
allow private development on this important site,
that would be subjectto zoning, and should meet
the goals of this plan.

The Eastern Cambridge Planning Study (ECaPS)
of 2001 set a number of goals for the Volpe site:
creatio