
CambridgeSide 2.0  
150 Cambridgeside Place  
Design Review Submittal

JANUARY 2022

Submitted to:  
City of Cambridge

Prepared by:

Submitted by:
New England Development 
75 Park Plaza. Boston, MA 02116



1 

CAMBRIDGESIDE 2.0 | 150 CAMBRIDGESIDE PLACE DESIGN REVIEW SUBMITTAL

150 Cambridgeside Place  
Design Review Narrative 
The following narrative and attached graphic materials and 
reports are provided in accordance with Condition 4 of the 
Special Permit Decision for PB #364 (CambridgeSide 2.0) 
dated February 17, 2021 (the “Decision”), which addresses 
the design review requirements for buildings developed 

consistent with Conditions 2.c.ii and 15 of the Decision, the 
Applicant submitted a minor amendment to the Decision 

the Subsequent Phase building sites (and the uses and GFA 
proposed at same), largely in order to move the residential 
use to the corner of First Street and Cambridgeside Place  

and the public.

As detailed throughout this narrative, the proposed  
150 Cambridgeside Place (formerly known as Best Buy,  

 
the previously submitted Article 22 Green Building Report) 
building has been designed to be consistent with the 
Decision, as amended, which incorporates the approved  
Final Development Plan for the CambridgeSide 2.0 Project 

 
well as the Minor Amendment).

Over the last three years of the rezoning and special permit 
process, the development team has met various times  
with City departments, including Community Development 

(TP&T); Housing Division (Housing); Department of Public 
Works (DPW) and the Water Department. These meetings 
have also included informal meetings most recently  

150 Cambridgeside Place building design, particularly the 
general massing and proposed façade articulation strategies. 
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Project Summary
As indicated in the design review graphic materials herein, 
the 150 Cambridgeside Place building will be located at 
the corner of First Street and Cambridgeside Place and will 
include the demolition of the existing three-story building, 
originally designed for a single tenant retail use (Lechmere) 
but currently occupied by Best Buy and TJ Maxx.

The proposed construction will result in a 14-story residential 
building, with retail and Active Uses on the ground level.  
In addition, open space along First Street, between the  
150 Cambridgeside and 80 First Street buildings, will include 
a mix of passive and active outdoor spaces and landscape 
elements. Together with the active building uses, the 
open spaces will help to foster a welcoming pedestrian 
environment along the building’s perimeter on First Street 
and Cambridgeside Place. Additional details regarding uses 
proposed at the building are provided on the Dimensional 
Form on page 3. In conformance with the Decision, the 
150 Cambridgeside Place building will have a height of 
approximately 155 feet and will incorporate appropriate 
stepbacks to complement the scale of surrounding buildings.

provide a welcoming and active pedestrian environment 
along the street frontage and into the proposed South 
Courtyard open space.

Design Intent Overview
The proposed design is consistent with the goals and design 
standards set forth in the approved Final Development  
Plan and the Decision, which incorporate policy objectives 

set forth in Section 13.107.5 of the Cambridge Zoning 
Ordinance (the “CZO”). The primary urban design goals 
include: a contextual massing approach that addresses 
multiple proximate neighborhood scales while reducing  
the perceived height of the building and mechanical 
penthouse; material expression rooted in the site’s 
architectural heritage and which simultaneously embraces 
contemporary conditions and uses; architectural celebration 
of the corner of Cambridgeside Place and First Street; and 

to support the creation of an active, engaging streetscape.

Building Massing
The building massing, as indicated on Exhibits 18,19,27 and 
38-39, incorporates a series of stepbacks on First Street that 
help reduce the building’s perceived mass while visually 
relating the building to the scale and height of buildings 
in the neighborhood. Consistent with the approved Final 
Development Plan, the building’s base massing as shown on 

condition at a height of approximately 65’, acknowledging the 
existing horizontal datum of the immediate context, including 
the adjacent 100 CambridgeSide building. This approximately 
10’ stepback also reinforces the short, podium element of the 
building, which establishes a relationship to the pedestrian 
scale. The building’s middle massing element as shown on 

approximately 135’, in conformance with the approved Final 
Development Plan up to a second stepback condition of 
approximately 10 feet. The building’s top extends 2 stories 
(levels 13 and 14) up to the maximum height of 155 feet, 
which is consistent with the approved Final Development 
Plan. Finally, the mechanical penthouse screen steps back 
from the building façade (as shown on Exhibit 17) along 
First Street and Cambridgeside Place, aiding in reducing its 
visibility from street level.

Building Character and Materiality
The material expression of the building is rooted in the load 
bearing, brick masonry heritage of East Cambridge. As shown 
on Exhibits 20-25, the brick masonry detailing includes accent 
brick coursing, including horizontal soldier course bands 
and vertical stacks to provide texture, relief and architectural 
scale. Punched windows will provide a residential scale and a 
rhythm to the façade. Windows are primarily joined vertically 
in pairs, to accentuate the verticality of the building. The 
glazed openings are expressed with projected metal frames, 
introducing a modern materiality and crisp detailing. On the 
south elevation, window overhangs will provide shading and 
glare control for energy performance and occupant comfort. 
In combination with the brick, the metal frames provide 
contrast and depth as shown on Exhibits 24 and 25. The 
penthouse and mechanical screen at the top of the building 
are clad in standing seam metal panel, to provide relief and 
contrast from the brick.

In order to increase energy performance, the building’s 
envelope will include an R-20 continuous insulation for an 
overall R-value of R-25 or greater. The window quantity will 
be optimized for energy conservation and the glazing will 
include double low-e coatings.

 A physical model of the proposed building, in its context, is 
available. The project team will make the model available 

needs. Similarly, photographs of proposed building materials 
are incorporated within Exhibits 24 and 25.

Rooftop Penthouse
The building’s mechanical penthouse has been designed 
in consideration of the building massing as well as the 
materiality of surrounding buildings, to contribute to a varied 

portions with a continuous stepback as shown on Exhibit 17, 

which generally conforms to the approved Final Development 
Plan. The penthouse is clad with architectural formed metal 
with variegated vertical jointing to provide scale, shadow lines 
and texture, as indicated on Exhibits 20-23. The metal color 
will provide contrast and relief to the brick material, while 
reinforcing the metal trim color of the window frames and 
cornices. Additionally, the metal cladding extends vertically 
along the north portion of the tower at the core location. 
This expression will serve to add texture and character 
to a section of the north façade where window openings 
are infeasible due to structural requirements. Mechanical 
penthouse louvers, where required, will be located to the 
interior, north side of the site, and will be designed to integrate 

stepbacks from the building below will be optimized with the 
equipment requirements to minimize pedestrian sightlines of 
the penthouse.

Ground Floor Uses and Activation

150 Cambridgeside Place building will incorporate new 
Active Uses and an engaging streetscape on all three edges: 
along Cambridgeside Place, First Street, and on the north 
side of the building in the South Courtyard, a new, publicly 
accessible open space. Special consideration is given to 
maximizing transparency and locating Active Uses along the 

spaces – including the electrical room and transformer vault – 

potential retail, restaurants and cafes and other Active Uses.

The primary building entry is located on Cambridgeside Place 
and is marked by a large architectural canopy, accented by an 
architecturally detailed metal surround. Cambridgeside Place 
also includes approximately 150 linear feet of Active Uses 
and transparent storefront frontage. The storefront glazing 
turns the corner north onto First Street, with frontage entirely 
devoted to active use and clad in storefront glazing along its 
entire length which is shown on Exhibit 27.

performance, low iron, ultra clear glazing, and the height  
 

heights of the building. It is anticipated that a continuous 
signage band will be provided above the potential retail 
zones along Cambridgeside Place, First Street and the north 
side of the building of the South Courtyard. This band  

provide additional identity, variety and a sense of place.

As shown on Exhibits 30, 31, 45 and 46, construction of  
150 Cambridgeside Place will also include improvements 
to the existing streetscape along Cambridgeside Place and 
First Street. Additional sidewalk width will allow for the 
opportunity to provide a café seating zone to further activate 

the public realm. A curbside furnishings zone will include 
the street signage, infrastructure, lighting and 9 new street 

conditions and drainage to allow them to grow and thrive. 
This area will be coordinated with the City’s ongoing First 

and engaging multi-modal environment.

To the north, the new South Courtyard is shared by the  
proposed 80 First Street and 150 Cambridgeside Place  
buildings. It is a generously proportioned space to allow for 
many types of programming. As shown in Exhibit 27, guests, 
tenants and residents may use the Lower Garage elevators  

parking area in 80 First, or may arrive into the 80 First lobby 
or South Courtyard having parked their car and taken the 

the North Pocket Park, the South Courtyard is surrounded by 
retail and Active Uses which may spill out into the courtyard. 
The generous landscape and ample seating proposed for the 
space will invite guests to linger, while additional activities to 
encourage play, dining and visiting may be introduced based 
on the needs and interests of the community. Similar to the 
Initial Phase Canal Park open space improvements, while  
the Applicant is seeking approval of the location, general 
dimensions and overall design intent of each of the North 
Pocket Park and the South Courtyard as part of these design  

 
coordination with the Open Space and Retail Advisory  
Committee to ensure that the design is responsive to  
community needs. 

Lighting
The façade lighting strategy of 150 Cambridgeside Place will 
adopt a sensitive lighting approach similar to the neighboring 
developments 20 Cambridgeside and 80 First Street. The 
exterior façade lighting will primarily be limited to building 

concealed or aimed and shielded appropriately to minimize 
any visible source aperture brightness. 

Street level lighting will focus on the legibility of the main 

 
for the building at the streetscape level and to enhance 

at that location. The South Courtyard between 80 First 
Street and 150 Cambridgeside Place will create a warm and 
inviting evening atmosphere through subtle landscape 
lighting, appropriate pedestrian scale lighting and other 
hardware appropriate for small urban plazas.
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Conclusion
As detailed throughout this application and demonstrated by 
the graphics included within the same, the 150 Cambridgeside 
Place building has been designed to conform to the applicable 
design review standards set forth in Condition 4 of the Decision,
including with respect to the following criteria:

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

• 
with the design of penthouses and other features meant 
to screen such equipment, and any other exteriortures 
within or surrounding the building site.

• 
vehicular modes of access and egress.

• 
abutting street or sidewalk rights of way, with attention 
to pedestrian and bicycle circulation and comfort and 

and bicycle paths of travel.

•  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, noise 

comfort of pedestrians, bicyclists and motorists in the 
area, and measures that are being taken to mitigate  
such impacts.

•  The measures being implemented to promote highly 
 

goals and objectives established by the City.

Accordingly, we respectfully request that the Planning Board 
 

described and shown in this application maintains an 
architectural character consistent with the planning and 
design goals set forth in the PUD-8 Design Guidelines  
and Principles and approve the proposed design of the  
150 Cambridgeside Place building as described throughout 
this application, and grant in its approval any waivers 

 
on the plans approved by the Board or as the Board otherwise 
deems appropriate.

Water Infrastructure
There are several existing water mains adjacent to 
CambridgeSide that are interconnected and provide 
a loop completely around CambridgeSide. Per initial 
communication with the CWD, there are no known low-
pressure concerns within the CambridgeSide 2.0 Project 
vicinity and the existing water mains currently serving 
the CambridgeSide have adequate capacity to handle 
the CambridgeSide 2.0 Project’s demand. The domestic 
water demand for the 150 Cambridgeside Place building is 
approximately 32,600 gpd, based on the Title 5 calculations 
with an additional 10% consumption factor. The Applicant 
will continue to work with the CWD to coordinate new 

existing water mains as construction of the project, including 
the 150 Cambridgeside Place building, commences.

Stormwater Infrastructure
Under the existing conditions, CambridgeSide is almost 
entirely impervious covered by buildings. 

through roof leaders that discharge to the City’s drain in First 
Street which discharges to a large culvert in Thorndike Way 
that empties into to the Lechmere Canal. The remainder of 

Boulevard City drains. The CambridgeSide 2.0 Project will 

since there will be a reduction in impervious area with the 
proposed southern courtyard on First Street. The Applicant 
will continue to work with the DPW to coordinate stormwater 
improvements and Best Management Practices (BMPs) as 
construction of the project, including the 150 Cambridgeside 
Place building, commences.

Private Utilities
The CambridgeSide 2.0 Project is surrounded by a dense 
network of private utilities located in the abutting streets. 
These utilities have served the existing facility for the 
past 30 years and with the Project’s proposed energy 
conservation measures will have adequate capacity to serve 
the CambridgeSide 2.0 Project. The Applicant will continue 
to work with the private utility companies to coordinate 
utility and site improvements as construction of the project, 
including the 150 Cambridgeside Place building, commences.

Dimensional Form
Please see following Table 1: Dimensional Form.

ongoing requirements for Green Building compliance as the 

occupancy stages of development.

Infrastructure
The development team has also worked with the Department 
of Public Works DPW and the Cambridge Water Department 
(CWD) to identify appropriate infrastructure upgrades to 
be implemented by the Applicant in order to meet the 
CambridgeSide 2.0 Project’s I/I requirement. In May of 2019, 
the Applicant proposed an interceptor drain concept that 

Marginal Conduit (a combined sewer) to the existing CAM 017 
outfall on the downstream side of the Binney Street regulator 
(the “Land Boulevard I/I Project”).

The relocation of the residential uses from the 80 First Street 
building to the 150 Cambridgeside Place building site will 

proposed Land Boulevard I/I Project, which is estimated to 
remove approximately 380,000 gallons of stormwater from 
the MWRA Marginal Conduit. The proposed Land Boulevard 

buildings included as part of the CambridgeSide 2.0 Project.

The Land Boulevard I/I Project is intended to be completed in 
the Fall of 2022, prior to the construction of 150 Cambridgeside 
Place. In accordance with the DPW standards incorporated 
into the Decision and further described below, the 
development  team will continue to follow other DPW and 
CWD requirements for utility and site improvements as 
construction of the project, including the 150 Cambridgeside 
Place building, commences.

Wastewater Infrastructure

to the City’s separated sewers in the abutting streets. Per 
initial communication with the DPW the existing sewer 
infrastructure in the adjacent streets have adequate capacity 

Place building is approximately 29,625 gallons per day (gpd), 
based on 310 CMR 15.203 Title 5 System Sewage Flow Design 

capacities. The Applicant will continue to work with the DPW 
to coordinate new sewer service connections to the existing 
sewer mains as construction of the project, including the 150 
Cambridgeside Place building, commences.

The upper stories of the building will not receive any façade 
lighting, allowing the upper building massing to visually fade 

scale at night and maintaining a visually quiet appearance, in 
order to be sensitive to adjacent neighborhoods. Additionally, 
the exterior building entry lighting and streetscape lighting 

neighborhood light level programming throughout the night. 
The proposed exterior lighting concepts are shown on Exhibit 34.

Technical Standard and Public  
Improvement Requirements
Over the last three years, the development team has met 
numerous times with various City departments regarding the 
more technical standards (such as transportation and Green 
Building requirements) and proposed public infrastructure 
improvements (e.g., stormwater improvements) associated 
with the CambridgeSide 2.0 Project.

The development team met, and had ongoing correspondence 
with TP&T over the course of the last two years to review 
and determine appropriate transportation measures, as 

2.0 Project and the transportation mitigation measures 
incorporated into the Decision. The approved Final Development 
Plan and Decision establish the mutually agreed upon 
approach to vehicular and bicycle parking across the  
PB-364 Development Parcel, as well as transportation 
mitigation measures that were reviewed at a conceptual 
stage. The development team is committed to continuing 

and implementation of the proposed transportation 
measures over the course of the project. Final design of the 
improvements within the First Street right of way, which abut 
the on-site North Pocket Park and South Courtyard and the 
Subsequent Phase buildings, will be coordinated with City 
pending outcome of the First Street Study.

Since February 2020, the development team has coordinated 

requirements into the overall CambridgeSide 2.0 Project, 
as well as into the Initial Phase buildings. The overall 

Building Reports for 20 CambridgeSide and 60 First Street 

development team submitted the required Green Building 
Report materials for the 150 Cambridgeside Place building  

29, 2021. A summary of the key components of the  
150 Cambridgeside Place Green Building Report materials 
is included on Exhibit 60, and the full set of materials is on 

building, the development team will comply with the City’s 
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Dimensional Form
Table 1: Dimensional Form
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EXHIBIT 1
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EXHIBIT 2
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EXHIBIT 3
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EXHIBIT 4
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EXHIBIT 5
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EXHIBIT 6
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EXHIBIT 7
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EXHIBIT 8
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EXHIBIT 9
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EXHIBIT 10
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EXHIBIT 11
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EXHIBIT 12
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EXHIBIT 13
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EXHIBIT 14
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EXHIBIT 15
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EXHIBIT 16
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EXHIBIT 17
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EXHIBIT 18
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EXHIBIT 19
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EXHIBIT 20
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EXHIBIT 21
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EXHIBIT 22
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EXHIBIT 23
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EXHIBIT 24
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EXHIBIT 25
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EXHIBIT 26
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EXHIBIT 27
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EXHIBIT 28
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EXHIBIT 29
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EXHIBIT 30
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EXHIBIT 31
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EXHIBIT 32
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EXHIBIT 33
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EXHIBIT 34
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EXHIBIT 35
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EXHIBIT 36
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EXHIBIT 37
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EXHIBIT 38
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EXHIBIT 39



Housing Plan
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Housing Plan
The Project is anticipated to provide approximately 160-170 
dwelling units and 175,000 square feet of Residential GFA in 
the new 150 Cambridgeside Place mixed-use building, which 
is currently anticipated to result in a total Dwelling Unit Net 
Floor Area of approximately 122,000 square feet.

The Applicant intentionally located the residential component 
near the East Cambridge neighborhood on the newly 

from convenient access to transit, jobs, shopping and 
outdoor amenities; and will promote connection with the 
East Cambridge neighborhood. New outdoor amenities 
includes a new Pocket Park and South Courtyard, and  
a widened sidewalk along First Street and Cambridgeside 
Place, which are associated with development of the new 
First Street buildings.

the Applicant committed to devoting the majority of the 

the City of Cambridge Zoning Ordinance) and an additional 

Section 13.104.1(d)(3) of the Ordinance). All 20 Family-Sized 

restrictions in compliance with Section 13.104.1(d)(4) of  
the Ordinance.

the Applicant reallocated the mix of units to provide a 
greater number of two-bedroom units than were initially 
anticipated. The addition of larger units results in an overall 

currently anticipated total unit count (160 – 170 units). While 
the Applicant will generally aim to provide a similar mix of 

11.200, the Applicant will continue to consult with the City’s 
Housing Department as the project is developed, to identify 
the appropriate allocation of units in response to the City’s 
needs. For example, the provision of a disproportionate 
number of larger Inclusionary and Middle Income Units may 
be pursued.

The unit types will range from studio units to three-bedroom 
Family-Sized Dwelling Units. Of the estimated 160-170 units, it 
is currently anticipated that the mix of units will be as follows: 
35-40 studio units ranging in size from 400-450 square feet; 
70-75 one-bedroom units ranging in size from 500-650 square 
feet; 35-45 two-bedroom units ranging in size from 830-1,050 
square feet; and 20 three-bedroom Family-Sized Dwelling 
Units ranging in size from 1,100-1,200 square feet. The Project 
includes approximately 9,000 square feet of lobby, bike 
storage and tenant storage space and approximately 5,500 
square feet of amenity space including common lounges, 

is estimated to be between 160 – 170.
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EXHIBIT 40
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EXHIBIT 41
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EXHIBIT 42
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EXHIBIT 43



Publicly Beneficial Open Space 
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Committee include landscape and hardscape improvements, 
lighting upgrades, enhanced seating and other activation 
opportunities, an upgraded play structure in the play area, 
public art opportunities, and accessibility upgrades. The 
Applicant continues to work with IBI and HLB to advance  
the plans to comport with the Committee’s vision and  

spring of 2022. Once approved by the Planning Board, the 
Canal Park improvements will be constructed prior to the 

 
20 CambridgeSide building.

As shown in the following Exhibits 44-46, the 80 First Street 
and 150 Cambridgeside Place developments continue the 
public realm improvements established by the 60 First Street 
development along First Street and provide enhanced open 

streetscape and pocket parks. Consistent with the Decision, the 
open space is shared across the entire PB-364 Development 
Parcel. The design also took cues from the Resilient Cambridge 
Handbook, including the following:

• Enhance pedestrian comfort.

• Reduce impervious surfaces.

• Employ green infrastructure.

• Expand open space.

The main pedestrian walkways along First Street will be 
constructed with the City’s standard brick material. These 
walkways will be widened by setting back 80 First Street 
and 150 Cambridgeside Place 10 feet from the property line 
on First Street. The wider sidewalk will provide safe and 
comfortable movement along First Street while providing 
universal access to building entries and opportunities for 
retail and other Active Uses to spill out. 150 Cambridgeside 
Place will similarly setback 8 feet on Cambridgeside Place  
to lead pedestrians to the building entry and beyond to  
the mall retail, the entries to the 20 and 100 CambridgeSide 
buildings and out onto Land Boulevard.

As part of the streetscape, and as referenced in the Resilient 
Cambridge Handbook Section C, green infrastructure practices 
will be employed by using permeable pavers within the 

The planters will not only serve as green infrastructure but 
will reduce overall impervious surfaces along the streetscape.

Additionally, strategic placement of short-term bike parking 
is proposed as described herin, and will be coordinated with 

zone on First Street and on property within the PB-364 
Development Parcel on Cambridgeside Place and along  
Land Boulevard. The short-term bike parking locations will  
be designed between the tree planters and will be mindful 
not to obstruct pedestrian movement from the street to  
the sidewalk.

 
of approximately 11,000 sf. Along with the widened sidewalks 
provided by setting back 80 First Street and 150 Cambridgeside 
Place on both First Street and Cambridgeside Place, two 
new signature open spaces will be established to provide 
opportunities for guests, tenants, residents and the general 
public to engage with the new retail and Active Uses that 
will line First Street and Cambridgeside Place. These two 
signature spaces have been carved from the architectural 

volumes to create 3 distinct buildings along First Street (60 
and 80 First Street, and 150 Cambridgeside Place) replacing  
a single, 750 foot long uninterrupted wall to the neighborhood.

The two proposed open spaces will provide moments of 
discovery and extend the streetscape public realm. Lined  
with retail and Active Uses on all sides, the two new open 
spaces will invite pedestrians to pause, dwell, dine, and  
play throughout the day.

The North Pocket Park between 60 and 80 First Street 
replaces entry ramps which serve the existing Upper Garage. 
The North Pocket Park is currently envisioned to be a more 
relaxed, intimate space where the public is invited to grab  

living room” type of setting. Arrangements of planters, art, 
lighting, and furnishings provide a welcoming appearance.

Continuing along First Street toward 150 Cambridgeside 
Place, the South Courtyard is unveiled by a generous 
architectural expression, inviting pedestrians to explore 
deeper into the outdoor gathering space. Surrounded by 
retail and Active Uses, including entries to 80 First Street, the 
Lower Garage and 150 Cambridgeside Place, this courtyard 

engagement. Large trees planted in-ground with the 
possibility of overhead string lights provide comforting  
scale, shade, color and a sense of place. The Applicant 
currently anticipates that the courtyard will have a mixture  

 

activities are supported, culminating in a more whimsical 
environment near the 150 Cambridgeside Place secondary 
entry where it is anticipated that children’s discovery and 
play will be programmed. 

Similar to the Initial Phase Canal Park open space 
improvements, while the Applicant is seeking approval 
of the location, general dimensions and overall design 
intent of each of the North Pocket Park and the South 
Courtyard as part of these design review applications, the 

open spaces will be determined in coordination with the 
Open Space and Retail Advisory Committee to ensure that 
the design is responsive to community needs. Once the 
Applicant has received input from the Committee, it will 
return to the Planning Board for design review and approval 

South Courtyard.  The Applicant will submit such design 
review materials to the Planning Board with adequate time 

construction drawings.  Once approved by the Planning 
Board, the North Pocket Park and the South Courtyard 
improvements will be constructed prior to the issuance of  

the CambridgeSide 2.0 Project.

Final design of the improvements within the First Street  
right of way, which abut the on-site North Pocket Park and 
South Courtyard and the Subsequent Phase buildings,  
will be coordinated with City pending outcome of the First 
Street Study.

In June 2021, the Applicant created the Retail and 
Open Space Advisory Committee, comprised of various 
representatives from the City of Cambridge and East 
Cambridge residents. The Committee met on July 26, 
August 16, September 13, and October 25, 2021 to discuss 
opportunities for the improvement of Canal Park. The 

a) mall edge, b) Thorndike Way, c) the Great Lawn, d) the 
Play Area, e) Thomas Graves Landing terrace, and f) under 
the bridge. IBI Placemaking and HLB, the Applicant’s 
landscape architect and lighting consultant, participated in 
each meeting, receiving feedback from the Committee and 
preparing concept plans for the proposed improvements. 
The proposed improvements recommended by the 
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EXHIBIT 44
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EXHIBIT 45
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EXHIBIT 46
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EXHIBIT 47



Parking, Loading and Circulation
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Parking
The Project will be served by shared below-grade parking 
spaces located in the adjacent 80 First Street building. As 
indicated on Exhibits 48-50, the adjacent 80 First Street 
project includes renovation of the portion of the existing 
Lower Garage located underneath the 80 First Street building 
site area. The proposed renovations include structural 
foundation reinforcing required for the proposed 10-story 
structure. The existing garage access driveway ramp on 
First Street will be retained and new public elevator access 
to street level is proposed within the 80 First Street building 
footprint area.

Consistent with the Decision, all approved uses on the  
PB- 364 Development Parcel (including those within the  
150 Cambridgeside Place building) will be served by existing 
parking spaces on site, which will be reduced upon project 
completion from the existing 2,490 spaces to approximately 
1,695 parking spaces.

Bicycle Parking
The Decision provides that the required number of bicycle 
parking spaces for the entire PB-364 Development Parcel  
at full buildout shall be 450 long-term spaces and 146 short- 
term spaces. Long-term bicycle parking spaces may be 
provided anywhere on the site and are permitted to serve 
all approved uses in the PUD. The 150 Cambridgeside Place 
Building will include approximately 191 long term indoor 
parking spaces. The bike spaces will be accessed by residents 
through the lobby and a dedicated bike room elevator. 

Additionally, strategic placement of short-term bike parking 
is proposed as described herein, and will be coordinated with 

zone on First Street and on property within the PB-364 
Development Parcel on Cambridgeside Place and along Land 
Boulevard. The short-term bike parking locations will be 
designed between the tree planters and will be mindful  
not to obstruct pedestrian movement from the street to  
the sidewalk. Following the completion of both 80 First Street 
and 150 Cambridgeside Place buildings, there will be a total 
of 450 long-term bicycle parking spaces and 147 short-term 
bicycle parking spaces on the PB-364 Development Parcel,  
in full satisfaction of the requirements of the Decision. 

Loading/Service
Consistent with the Decision, loading facilities will be 
shared across the buildings and uses on the entire PB-364 
Development Parcel in order to serve the interconnected 
mix of uses at the site. 150 Cambridgeside Place will share 
access to the loading facilities at 80 First Street, which is 
located directly adjacent to the north. Upon completion of 
the Subsequent Phase buildings, a total of 13 loading bays 
will exist across the PB-364 Development Parcel, which is 

consistent with the approved range of loading bays for the 
site under the Decision (including the Phasing Timeline 
included on Appendix A of the Decision).

As part of the 80 First Street project, the existing Upper 
Garage loading dock accessed from First Street will be 

street loading for all loading dock users, including those 
serving the 150 Cambridgeside Place building. As indicated 
on Exhibits 58 and 59 truck maneuvering for entry and exit 
will continue to be accommodated within the enclosed 
loading dock area, including truck sizes up to a WB-50, 
with no on-street loading. The renovated loading dock 
arrangement within the loading dock will accommodate 

bays are proposed. Additionally, 4 bays for garbage and 
recycling services are provided. A service corridor will 
connect the loading, trash and recycling facilities to the  

(Exhibit 59). The loading dock will continue to be actively 
managed to allow for on-going coordination and oversight  
of loading dock activities and operations.

Consistent with Condition 2.b.viii of the Decision and the 
Final Development Plan, long-term bicycle parking for the 
CambridgeSide 2.0 Project may be provided across the 
PB #364 Development Parcel to serve all approved uses at 
the site. Following completion of both Subsequent Phase 
buildings, and in full satisfaction of the requirements of the 
Decision, there will be a total of 450 long-term bicycle parking 
spaces and 147 short-term bicycle parking spaces to serve  
the uses on the PUD-8 Development Parcel as outlined below.
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could be improved and will be addressed during project 
construction. To protect the Project from the 2070 100-year 

following resilience measures:

• Bulkheading entrances/egress locations that are below 

• Raising the doorway elevations along Cambridgeside 

In accordance with Conditions 4 and 11 of the Decision, the 
Applicant submitted the required Green Building Report 
materials for the 80 First Street building on October 20, 2021, 

of the key components of the 150 Cambridgeside Place Green 
Building Report materials is included on Exhibit 60, and the 

Building Sustainability/ 
Green Building Review
The 150 Cambridgeside Place building has been designed  
to meet the requirements of Section 22.20 of the CZO and  
will be registered with the United States Green Building 
Council under the LEED for New Construction version  
4.1 rating system. The building is targeting 61 out of  
a possible 110 credit points with an additional 44 credit 
points still undergoing evaluation to determine feasibility 
of achievement. By targeting 61 credit points, the building 
anticipates meeting the City of Cambridge requirement 

13.107.4 the following best practices have been incorporated 
into the 150 Cambridgeside Place building:

Energy and Emissions:
The building is designed to meet IECC 2018/ASHRAE 90.1- 

requirements of the Massachusetts Stretch Energy Code. 
Based on current modeling, it is expected that the building 
will achieve a 33% annual energy cost savings when 
compared to the MA Stretch Code. Based on preliminary 
energy modeling, using the LEED Alternative Compliance 
Path for Alternative Energy Performance Metric, the Project 
will demonstrate at least an average of 30% performance 
savings for greenhouse gas emissions and source energy 
compared to the LEED v4 baseline.

Urban Site and Landscaping; Water Management:
Through the use of native/adaptive plant species selection, 

by the EPA WaterSense Water Budget Tool) will be reduced 

peak watering month. The landscape design will include 

of materials which are native, adaptive, low-maintenance, 
with no irrigation requirements beyond establishment and 
have year-round aesthetic appeal. The building will meet the 
Cambridge DPW Stormwater Management Standards to the 
maximum extent practicable, including the implementation 
of best management practices (BMPs) such as permeable 
pavers and tree grates to provide additional water quality 

groundwater recharge to the maximum extent practicable.

Cool Roofs & Site Cooling Strategies:
The roof and non-roof hardscape materials of the building 
will include light-colored surfaces to reduce the overall heat 

will be a high albedo roof product with an initial SRI value of 
82 minimum. 

Monitoring:
The building will conform to the requirements of the 
Cambridge Building Energy Use Disclosure Ordinance  
as required by Chapter 8.67 of the Municipal Code. 

Healthy Living and Working:
The unit layouts will prioritize quality views. All of the 
residential units will have views to the outdoors which  
may include multiple lines of sight; unobstructed views; 
views to landscaped areas, sky, pedestrian walkways,  
and streetscapes.

Transportation:

various transportation options. The Project is located within 
½ mile walking distance of the Lechmere T station, which 
provides users of the site with access to 424 weekday rides 
and 264 weekend rides via the MBTA Green B, C, D, and E lines, 
and MBTA bus lines 69, 80, 87, and 88. As described earlier 
in this application, exterior short-term and covered long-
term bicycle storage is also planned for visitors and regular 
occupants of the building. The immediate neighborhood 
provides a direct connection to a local bicycle network that 
links to a variety of services with pedestrian and cyclist access. 
10 shower rooms are provided throughout the building that 
can be accessed by building occupants in order to support 
cycling to and from the site.

Flood Resiliency:
The Applicant has reviewed the Climate Change Vulnerability 

Future Potential 2070 Flood Senarios 

Flood Scenario 
Elevation in Feet 
(Cambridge City Base)

2070 – 100-year SLR/SS* 20.4

2070 – 100-year Precipitation 20.3

2070 – 10-year SLR/SS* N/A

2070 – 10-year Precipitation N/A

*SLR – sea level rise, SS – storm surge

elevation. However, there may be potential locations which 
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Environmental Comfort Plan Update
In connection with establishing the development plan for  
the CambridgeSide 2.0 Project, the Applicant analyzed 
environmental conditions in the vicinity of the site and  
the potential impacts of the CambridgeSide 2.0 Project,  
as well as how to mitigate any such impacts.

shadow, lighting and noise impacts, and was approved by  
the Board in its issuance of the Decision.

buildings, as detailed in the Minor Amendment, the  
Applicant has attached updated wind and shadow studies  

 
on the previously approved studies.

suggested mitigation measures (e.g., screening, building 
elements or other site improvements), resulting from  
these updated wind and shadow analyses. As further 
explained on the following pages, the potential impacts of 

Subsequent Phase buildings) remain consistent with 
conditions that are typical in an urban environment and  

to the CambridgeSide 2.0 Project.



Wind Study
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Wind Study
 

of the entire CambridgeSide 2.0 Project, an updated 
Pedestrian Wind Study assessment was prepared for the 
entire CambridgeSide 2.0 Project, which includes the Initial 
Phase buildings (60 First Street and 20 CambridgeSide)  
and the proposed Subsequent Phase 80 First Street and 

Amendment. The Wind Study is attached on the following 
pages, with backup data available upon request. The 
potential wind conditions were assessed based on actual 
wind tunnel testing of a constructed scale model of the 
CambridgeSide 2.0 Project, within a 1,600-foot radius of 

buildings on the existing site with the existing surrounding 

proposed Project buildings with the existing surrounding 
buildings and other proposed buildings in surrounding 
projects such as Cambridge Crossing. The testing, based  
upon local wind records, is compared to appropriate criteria 
for gauging wind comfort and safety in pedestrian areas.

The Pedestrian Wind Study analysis will be used during the 
design process to help guide the comfort of pedestrians  
along the street and around building access points. The  

Mean Speed
• No dangerous mean wind speeds are predicted for the 

• Relatively low mean speeds around the existing site are 
observed on an annual basis, with slightly higher wind 
activity to the south of the project site near Charles Park. 

• Mean annual wind speeds on the streets bounding the 
project site are predicted to remain similar to those that 
currently prevail once the proposed development is 
added. These wind conditions are considered suitable  
for the intended pedestrian usages. An exception is  
the southwest corner of the 150 Cambridgeside Place 
where uncomfortable conditions are anticipated on an 
annual basis.

 » According to the report, the uncomfortable conditions 
occur in winter and spring only. Refer to Table 2 in  
the Appendix.

 » The location indicated may be used for pedestrians 
walking or waiting for the intersection crossing signal; 
however it is not intended for passive open space  
or seating.

 » There is no existing data for this location to understand 
the comparison to the built condition.

•  With the anticipated future surrounding buildings 
included, comparable mean speeds to the Build 

•  Conceptual wind control measures have been presented 
for select areas where mean wind speeds are slightly 
higher than desired.

Effective Gust

wind safety on both an annual and seasonal basis. No design 

safety issues.

Mitigation
Resolution of the single exceedance indicated in the updated 
report will be addressed by employing suggested design 

seating and entries from the location.
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Shadow Study

of the entire CambridgeSide 2.0 Project, an updated Shadow 
Study was undertaken to assess potential seasonal shadow 
impacts of the entire CambridgeSide 2.0 Project, which 
includes the Initial Phase buildings (60 First Street and  
20 CambridgeSide) and the proposed Subsequent Phase 

described in the Minor Amendment, on the surrounding 
neighborhood and open space. This Shadow Study was 

 

resulted in condition similar to that which was previously 

shadow study diagrams. 

Shadow impacts were analyzed resulting both from existing 
conditions and the proposed CambridgeSide 2.0 Project 
design for March/September 21, June 21, and December 21 – 
at 9:00 AM, 12:00 PM, 3:00 PM and 6:00 PM. The shadow study 
diagrams are included on the following pages.

In summary, the scale and layout of the proposed 
CambridgeSide 2.0 Project buildings were designed to  
provide an environment that is compatible with the 
neighborhood, pedestrians, and for users of the water 
dependent facilities on adjacent properties. The proposed 
buildings are stepped on their eastern faces to lessen the 
impact of new shadows on the adjacent neighborhood  
and open spaces. New shadows generally fall on developed 
parcels, including the existing Mall, or on paved surfaces.  
New late day shadows in March, September and December  

primarily in areas where the pedestrian level is already 
shaded by trees.

As shown by the Shadow Study attached as Appendix B, the 

buildings (i.e., 80 First Street and 150 Cambridgeside Place) 
are similar to those previously approved by the Board for the 
CambridgeSide 2.0 Project. 
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Noise Mitigation
As demonstrated by the immediately following Environmental 
Sound Analysis, the 150 Cambridgeside Place building will  
conform to the requirements of the City of Cambridge 
Municipal Noise Ordinance and the Decision, which 
incorporates Section 13.107.2 of the CZO, for noise or 
vibration emanating from the building. Refer to the memo 
on the following pages for a summary of noise analysis 

requirements.
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