CITY OF CAMBRIDGE, MASSACHUSETTS

PLANNING BOARD

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139

NOTICE OF DECISION
Case Number: 303

Location of Premises: 84 Wadsworth Street; 36 Memorial Drive; 226-254 Main Street; 65
Wadsworth Street; 16 Hayward Street; Hayward Street; 264 Main
Street; 292 Main Street; 1 Hayward Street; 8, 26, 28, 34, 42 and 46
Carleton Street; Carleton Street; 310, 322 and 336 Main Street; 65
Carleton Street; 5 and 21 Deacon Street; 40 Ames Street.

Zoning: Residence C-3B, PUD-5 Overlay District, Mixed Use Remden‘ual
(MXR) Overlay District. c

Applicant: Massachusetts Institute of Technology
238 Main Street, Cambridge, MA, 02142

Owners: Massachusetts Institute of Technology
MIT 8 Carleton Street LL.C (with regard to 8 Carleton Street ong)y)

Application Date: July 28, 2015 —
Preliminary Hearing/Determination:  September 8, 2015 {j 2 e~
Second Public Hearing: | January 5, 2016 continued to May 17, 2015 )

Date of Planning Board Decision: May 17, 2016

Date of Filing Decision: June 23, 2016

Summary of Proposal:  Planned Unit Development (PUD) on five building sites. Includes
demolition of existing buildings and construction of approximately
1,316,530 square feet of Gross Floor Area for a combination of
commercial office/laboratory, retail, active, dormitory and academic
uses, including below-grade accessory parking facilities for existing
and new development, new publicly accessible open space, and
associated public improvements. This application for South of Main
(“SoMa”) development is made in conjunction with an application
for North of Main (“NoMa”) development, case PB #302.

Decision: GRANTED, with conditions.

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

Authorized Representative of the Planning Board: Jeffrey C. Roberts TCg

For further information concerning this Decision, please contact [Liza Paden at 617-349-4647, or
lpaden@cambridgema.gov.
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DOCUMENTS SUBMITTED

Application Documents and Supporting Material

L.

Special Permit Application dated July 27, 2015 (received by the City on July 28, 2015)
containing the following volumes: Planned Unit Development Special Permit Application
(Development Proposal); Article 19 Project Review Special Permit Application; Graphics
Package.

Slides from Presentation to Planning Board on September 8, 2015.
Final Development Plan materials dated November 5, 2015 (received by the City on
November 7, 2015) containing the following volumes: Volume I Final Development Plan

and Responses to Request for Additional Information; Volume II Technical Studies and
Information (NoMa Project and SoMa Project); Volume III Graphic Materials.

Memo to the Planning Board from Steven Marsh, dated April 26, 2016, summarizing
comments made at the prior Planning Board hearing, with attached graphic materials.

Memo to the Planning Board and CDD staff from MIT, dated May 12, 2016, with attached
Wind Study Update (referring to PB #302 and PB #303).

Sustainability Strategies document submitted on May 12, 2016.

Draft Kendall Square PUD-5 Design Guidelines dated May 12, 2016 (submitted in
combination with CDD Staff memo dated 5/11/16).

Slides from Presentation to Planning Board on May 17, 2016.

Other Documents

9.

11. Memo to the Planning Board from Community Development Department (CDD) Staff, dated

Letter to the Planning Board from East Cambridge Planning Team, dated 6/16/15.

10. Memo to the Planning Board from Katherine F. Watkins, City Engineer, dated 9/1/15.

9/2/15.

12. Memo to the Planning Board from Joseph E. Barr, Director of Traffic, Parking and

Transportation, dated 9/2/15.

13. Memo to the Planning Board from Charles Sullivan, Executive Director, Cambridge

Historical Commission, dated 9/3/15.
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14. Letter to the Planning Board from Nicholas Fandetti, dated 9/7/15.

15.
16.
17.

18.

19.

20.
21.

22.

23.
24.

25.

26.

27.

28.

29.

30.

31.

Letter to the Planning Board from Greg Heidelberger, dated 9/10/15.
Email to the Planning Board from Tom Stohlman, dated 10/20/15.
Email to the Planning Board from the Cambridge Pedestrian Committee, dated 10/22/15.

Letter to the Planning Board from Michael Proscia, Cambridge Bicycle Committee, dated

10/24/15.

Memo to the Planning Board from Joseph E. Barr, Director of Traffic, Parking and
Transportation, dated 12/23/15.

Memo to the Planning Board from CDD staff dated 12/29/15.
Letter to the Planning Board from John A. Hawkinson, dated 12/30/15.

Letter to the Planning Board from Gerald and Nicholas Fandetti, The Kendall Hotel, dated
1/3/16.

Comments from Planning Board member Hugh Adams Russell, dated 1/4/16.
Testimony by Frederick Salvucci, dated 1/4/16.

Letter to Iram Farooq, Assistant City Manager for Community Development from the
Cambridge Redevelopment Authority dated 1/28/16.

Email to the Planning Board from Debby Galef, Cambridge Pedestrian Committee, dated
5/3/16, and copy of the committee memo dated 10/22/16.

Memo to the Planning Board from CDD Staff, dated 5/11/16, including draft special permit
conditions.

Draft Appendix D Sustainability Guidelines submitted by CDD Staff in connection with
5/11/16 memo.

Memo to the Planning Board from Joseph E. Barr, Director of Traffic, Parking and
Transportation, dated 5/9/16.

Memo to the Planning Board from the Transit Advisory Committee, dated 5/9/16.

Email to the Planning Board from Carol O’Hare, dated 5/16/16.
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32. Letter to the Planning Board from Michael Proscia, Cambridge Bicycle Committee, dated
5/16/16.

33. Memo to the Planning Board from The Cambridge Residents Alliance, dated 5/17/16.
34. Letter to the Planning Board from John A. Hawkinson, dated 5/17/16.

35. Email to the Planning Board from Peter Crawley, East Cambridge Planning Team, cover to
the 6/16/15 email, dated 5/17/16.

36. Email to the Planning Board from Donald Grossman, dated 5/17/16.
37. Letter to the Planning Board from Charles J. Marquardt, dated 5/1 7/ 16.
38. Notice of Extension of Time to February 23, 2016, filed on 12/3/15.
39. Notice of Extension of Time to April 26, 2016, filed on 2/18/16.

40. Notice of Extension of Time to June 23, 2016, filed on 4/20/16.

APPLICATION SUMMARY

The “SoMa” PUD application proposes redevelopment of five sites on the southern side of Main
Street in Kendall Square within two Development Parcels (referred to as Parcel B and Parcel C
in the Final Development Plan materials). The sites are identified as “2” through “6” from east to
west. Site “1” is included in a separate “NoMa” PUD application that has been assigned case PB
#302.

e Site “2” proposes demolition of the existing Eastgate graduate student residential dormitory
and construction of a new 200-foot tall building containing approximately 300,000 square
feet of office uses and approximately 18,000 square feet of ground floor retail and active
uses.

e Site “3” proposes construction of a 200-foot tall building on existing surface parking lots
behind and attached to the existing Kendall Square (“Clock Tower”) Building at 238 Main
Street containing approximately 280,000 square feet of research, laboratory and technical
office space (R&D) use and approximately 27,000 square feet of new and repositioned retail
and active uses. Approximately 65,119 square feet of office space currently located in the
Kendall Building will be retained.

e Site “4” proposes construction of a 300-foot tall building on existing surface parking lots
behind and attached to the existing Hammett and Suffolk Buildings at 264-292 Main Street,
involving the demolition of some existing smaller-scale buildings on Carleton Street. The
new building addition will contain approximately 330,000 square feet of graduate student
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dormitory housing (replacing and enlarging the Eastgate tower to be demolished) and a 9,000
square-foot child care facility as well as 28,000 square feet of new retail or repositioned retail
and active uses in the existing buildings. The portions of the existing buildings to be retained
also include approximately 91,178 square feet of academic uses.

e Site “5” proposes construction of a 250-foot tall building on existing surface parking lots at
310-336 Main Street, involving the demolition of some smaller-scale buildings. The new
building will contain approximately 305,000 square feet of office space, approximately
20,000 square feet of retail on the ground floor, and approximately 65,000 square feet of
institutional space devoted to the MIT Museum.

e Site “6” proposes construction of a 50-foot tall, approximately 6,000 square-foot office
building on an existing paved area in front of existing loading bays for MIT academic
facilities.

Each new building would contain ground-floor retail and active uses on the Main Street building
frontages and side streets, in accordance with the PUD-5 requirements. Main building entrances
are also located on Main Street. Some active ground-floor frontages and building entrances are
also proposed on the southern sides of each building.

New publicly accessible open space of over two acres is proposed to be added to the existing
eight acres of publicly accessible open space in the PUD-5 District. The majority of the new
open space will be within a single contiguous space on the southern side of building Sites 3 and
4, connected by a pedestrian path that also connects behind Site 2 to Main Street and to a
proposed pedestrian crossing to the north side of Main Street, which connects to the “NoMa”
development site adjacent to One Broadway.

Parking for all new development and replacement parking for the surface lots being redeveloped,
along with most loading facilities, are proposed to be provided in a combination of below-grade
garages: one located beneath Site 2 and another connected facility located beneath Sites 3, 4 and
5. Loading for Sites 2 and 6 will be in above-grade loading facilities.

The proposal also includes the potential reconstruction of the MBTA Red Line headhouse on the
south side of Main Street, aligned with Carlton Street.
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FINDINGS

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

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

The Applicant submitted a Development Proposal on July 28, 2015 in accordance with the
requirements of Article 12.000. The Planning Board approved the Development Proposal
following a public hearing on September 8, 2015, and issued a Preliminary Determination

- approving the Development Proposal with requests for additional material to be included in
the Final Development Plan. The Preliminary Determination was filed with the City Clerk on
October 28, 2015. The Applicant submitted a Final Development Plan, containing a further
refinement of the material provided in the Development Proposal and additional information
as requested by the Planning Board, on November 7, 2015.

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

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

The Board finds that the Final Development Plan is in conformance with the General
Development Controls set forth in Section 12.50 and the development controls of the
PUD-5 District contained in Section 13.80 of the Zoning Ordinance. The Application
Documents demonstrate compliance with the particular requirements set forth in the
PUD-5 zoning adopted in 2013.

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

The zoning for the PUD-5 District was developed in response to the recommendations of
the Kendall Square Study, which establishes goals and objectives for future
redevelopment as well as a set of Kendall Square Design Guidelines to inform the review
of new projects. The Board finds that the Final Development Plan builds upon the work
that occurred through the planning and rezoning process from 2010 to 2013. The Board
also finds that the Final Development Plan is generally consistent with the development
guidelines established for the area, with the understanding that individual building and
site design will be subject to continuing design review in accordance with the Conditions
of this PUD Special Permit.
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(3) The Development Proposal provides benefits to the city that outweigh its adverse effects.

The Board finds that, on the whole, the proposed PUD will benefit the City by enabling
redevelopment of underutilized parcels in the heart of a major economic, academic and
creative center for Cambridge and the region, while also providing specific benefits to the
City as outlined in the Kendall Square Study and incorporated into the PUD-5 zoning.

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

(a) The quality of the site design, including integration of a variety of land uses,

building types, and densities; preservation of natural features; compatibility with
adjacent land uses; provision and type of open space; provision of other
amenities designed to benefit the general public

The Final Development Plan includes a positive arrangement of uses on the site,
with a commercial zone and academic zone tied together with publicly accessible
open space as the basic urban design and structuring element, as well as retail and
cultural space to activate the ground floors, and most parking and loading located
below grade.

(b) Traffic flow and safety

The Final Development Plan includes a thorough transportation analysis that
looks comprehensively at all forms of transportation. The project is subject to
requirements that will limit or mitigate traffic impacts and the project is designed
to provide safe access, egress and circulation meeting City standards. Additional
considerations and findings related to transportation impacts are made pursuant to
the Project Review Special Permit standards in Section 19.20 of the Zoning
Ordinance, and are set forth below in these Findings.

(c) Adequacy of utilities and other public works

The Application Documents, testimony at the public hearing and memorandum
from the City Engineer indicate that City requirements related to infrastructure are
understood and will be met in the proposed new development. Conditions
regarding the construction and conveyance of public infrastructure improvements
are set forth below in the Board’s Decision.

(d) Impact on existing public facilities within the city

The Final Development Plan is not expected to result in any negative impact on
existing public facilities. The Final Development Plan, along with the Conditions
of set forth below in the Board’s Decision, describe a set of improvements to
public facilities that will be undertaken as part of this PUD.

June 23, 2016
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(e) Potential fiscal impacts

The Final Development Plan is expected to result in positive fiscal impacts for the
City, including increased tax revenue and contributions to public improvements
and mitigation as required in the zoning for the district and in the Conditions set
forth below in the Board’s Decision.

Pursuant to Section 12.36.4, the Board finds that the Final Development Plan contains those
revisions required by the Planning Board in its Preliminary Determination, as set forth below.

Site Planning and Design

Overall, the Final Development Plan more clearly depicts the conceptual plan for pedestrian
and bicycle circulation and amenities throughout the site and throughout the surrounding
area. The plans clearly delineate public and private streets and identify connections among
existing and proposed public spaces, including between the proposed “SoMa” and “NoMa”
PUDs. The plans also provide additional perspective views of the proposed large central open
space, and depict the proposed underground connections within the proposed parking and
loading facilities. The Board acknowledges that the detailed design of streets, pathways and
open spaces will need to be reviewed further, as set forth in the Conditions to the Board’s
Decision, to ensure adequate accommodation of pedestrian and bicycle travel as well as open
space amenities.

Building Concept Design

The Final Development Plan contains a series of plans, elevations, perspectives and cross-
sectional views from multiple vantage points depicting the conceptual design approaches to
buildings within the context of existing development in Kendall Square. The Final
Development Plan and supplemental materials also illustrate conceptual design approaches to
the architectural character of each building, in some cases identifying alternatives that may
be considered through the continuing design review process as set forth in the Conditions to
the Board’s Decision.

Transportation

The Final Development Plan and supplemental materials provided by the Applicant and the
Traffic, Parking and Transportation Department (TP&T) further discuss anticipated
transportation impacts and mitigation strategies for the proposed development, including
ways to address overall transit impacts, transportation demand management (TDM) measures
to be implemented, as well as details regarding the proposal to reconstruct one of the Kendall
MBTA Red Line headhouses. These strategies are incorporated into the Conditions to the
Board’s Decision.

Sustainability
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The Final Development Plan and supplemental materials describe the sustainable design
standards incorporated into the proposed development, along with their relationship to the
City’s Net Zero Action Plan, and suggest additional approaches to be considered by the
Applicant and the Board as the development proceeds over time. These strategies are
incorporated into the Conditions to the Board’s Decision.

Open Space and Retail Programming

The Final Development Plan and supplemental materials describe an ongoing strategy for
marketing, programming and activating ground floor building frontages and outdoor spaces.
~ These strategies are incorporated into the Conditions to the Board’s Decision.

Housing

The Final Development Plan notes that housing, which is required to be constructed in
association with new commercial development in the PUD-5 District, is proposed to be built
on the aforementioned “NoMa” site, which is part of a separate PUD proposal within the
PUD-5 District. Per the zoning that was adopted in 2013, such housing development will be
subject to an increased inclusionary housing requirement of 18%.

2. Project Review Special Permit (19.20)

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

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

(19.25.11) Traffic Impact Indicators. In determining whether a proposal has substantial
adverse impacts on city traffic the Planning Board shall apply the following indicators. When
one or more of the indicators is exceeded, it will be indicative of potentially substantial
adverse impact on city traffic. In making its findings, however, the Planning Board shall
consider the mitigation efforts proposed, their anticipated effectiveness, and other
supplemental information that identifies circumstances or actions that will result in a
reduction in adverse traffic impacts. Such efforts and actions may include, but are not limited
to, transportation demand management plans, roadway, bicycle and pedestrian facilities
improvements; measures to reduce traffic on residential streets, and measures undertaken to
improve safety for pedestrians and vehicles, particularly at intersections identified in the
Traffic Study as having a history of high crash rates.
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The indicators are: (1) Project vehicle trip generation weekdays and weekends for a twenty-
Sfour hour period and A. M. and P.M. peak vehicle trips generated; (2) Change in level of
service at identified signalized intersections, (3) Increased volume of trips on residential
streets; (4) Increase of length of vehicle queues at identified signalized intersections; and (35)
Lack of sufficient pedestrian and bicycle facilities. The precise numerical values that will be
deemed to indicate potentially substantial adverse impact for each of these indicators shall
be adopted from time to time by the Planning Board in consultation with the TPTD,
published and made available to all applicants.

The Applicant completed a thorough and comprehensive Transportation Impact Study (TIS),
with a functional scope determined by TP&T, which was certified as complete and reliable
by TP&T on July 21, 2015. The TIS was conducted jointly for the proposed “SoMa” PUD as
well as the concurrent “NoMa” PUD proposal, which is Planning Board case #302. The
Applicant later submitted technical corrections to the TIS Summary Sheets, which were
accepted by TP&T as communicated to the Board in a memorandum dated December 23,
2015.

The Board received memoranda from TP&T dated September 2, 2015 and May 9, 2016
commenting on the findings of the TIS, other project considerations related to traffic and
transportation, and recommended planning, design and mitigation strategies. The Board
discussed such material with TP&T staff at its public hearings, and makes reference to such
material in making these Findings.

In addition to a comprehensive analysis of the traffic impact criteria required by Section
19.20, the TIS includes an analysis of demand for parking and bicycle parking as well as an
analysis of transit demand and service in the area. The findings of these analyses have been
very informative to the City and have shaped some characteristics of the Final Development
Plan, such as managing the supply of parking in a way that will help to limit transportation
impacts.

The TIS indicated that the project (in combination with the “NoMa” development) will
exceed project review thresholds in several areas, including total automobile trip generation,
increased queueing at intersections, increased traffic on neighborhood streets, pedestrian
level of service at several intersections and lack of bicycle facilities on some streets. It also
indicated increased transit trips on subway and bus routes, for which there is no explicit
project review threshold but which was assessed given the increased awareness of transit
capacity issues in this area.

Based on the TIS, TP&T recommended a comprehensive package of mitigation and
monitoring requirements, developed in coordination with the Applicant, including significant
reconstruction of public facilities in the surrounding area that will encourage pedestrian and
bicycle travel and improve traffic operations; additions and contributions to the public
bicycle sharing system (Hubway); and contributions to future study and improvement of the
transit system. A comprehensive monitoring of transportation impacts is also recommended,
including an innovative transit monitoring program that will help assess the impacts of the
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proposed development on the transit system and provide opportunities for additional
mitigation as needed.

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

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

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

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

As described in the PUD findings set forth above, the Final Development Plan follows
from the extensive planning undertaken during the Kendall Square phase of the “K2C2”
Planning Study, which in turn informed the creation of the PUD-5 zoning regulations that
have shaped this PUD proposal. The inclusion of a mix of commercial development,
active ground floor uses, student housing, and publicly-facing academic functions
(including the MIT Museum and the Admissions Office) is consistent with the vision for
Kendall Square as a dynamic neighborhood mixing innovation, economic development,
cultural offerings, shopping, housing and recreational opportunities for a diverse
community.

Buildings 2 to 5 are designed with a strong expression of a podium, by either preserving
and reusing the three existing historical buildings or by architectural expression, which is
consistent with the Kendall Square Design Guidelines. The massing of each building then
transforms into a simple volumetric tower form above. The towers are generally set back
from Main Street in accordance with the Kendall Square Design Guidelines and the
principal fagade of each historical building, which helps to mitigate the sense of height at
street level and provides a sensitive response to the existing historical context. The
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Building 2 setback from Main Street also enables views to the Kendall Square Building
Clock Tower.

Building 4’s slender north fagade minimizes the visual impacts of the building on Main
Street, while the folded fagades of Building 5 help to break down the scale of the
building. Building 6 is proposed as a low-scale building with a scale and massing
approach that responds to the Kendall Hotel and continues the street wall.

Overall, the buildings are designed with an emphasis on curtainwall facades, and a
combination of glass and metal, which creates contrast with the surrounding masonry
buildings and is an approach that is encouraged in the Kendall Square Design Guidelines.
It is understood that the skins of each building will be detailed exceptionally well as each
building design is further developed.

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

The Final Development Plan prioritizes pedestrian and bicycle travel by placing active
uses and pedestrian entrances to buildings at the ground floor, maximizing glazing on
ground floor facades on Main Street as well as side streets, improving public streets to
prioritize pedestrian and bicycle circulation over vehicle travel, and placing parking
below grade. The interiors of several buildings will also be designed to provide ground
floor pedestrian connections, which enhances the permeability of the PUD area.

The proposal includes expansion of the plaza around the MBTA headhouse, between
Buildings 4 and 5, which will enhance wayfinding in Kendall Square. The proposed
angled, adjacent building facades invite people into the space, rather than closing off the
campus, which will be welcoming compared to current conditions. Development of a
more transparent and contemporary MBTA headhouse will also enhance the pedestrian
environment.

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

The Final Development Plan proposes a sensible arrangement of potentially disruptive
functions so that they minimally impact surrounding lots or the public realm. Rooftop
mechanical equipment is arranged and enclosed in a logical way. Most loading and
service facilities are located below grade, enclosed, and accessed from side streets.
Conditions at the perimeters of the site are designed to be friendly to abutters and
passersby. While the buildings are large in scale, as the zoning allows, the massing is
distributed to provide separation between buildings providing light, air and views. Wind
impacts have been assessed and mitigating measures are proposed to minimize impacts
on the public realm, which will be reviewed in more detail for each site through the
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continuing review process. The project will result in a substantial increase in trees and
landscape features on the site.

(19.34) Projects should not overburden the City infrastructure services, including
neighborhood roads, city water supply system, and sewer system.

In accordance with the Conditions of the Board’s Decision and other applicable
regulations, the Final Development Plan will result in improvements to public
infrastructure including roads, water and sewer systems, as well as improvements to the
Kendall MBTA Red Line entrance. Transportation and other impacts will be monitored
and assessed by applicable City departments. The project will also be subject to enhanced
standards for sustainable design as required by zoning, and will continue to be reviewed
and assessed for opportunities for improved sustainability through the course of
development.

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

The Final Development Plan incorporates new buildings along with preserving historic
buildings that represent the industrial history and character of Kendall Square. Such an
approach helps to humanize the streetscape and maintains historical continuity in an area
that is undergoing significant transformation. The Final Development Plan also includes
the relocation of certain academic uses, including the MIT Museum and the Admissions
Office, to locations where they can serve as an interface between MIT’s institutional
presence and the broader public realm in a way that will be more welcoming to residents,
employees and visitors to Kendall Square. The project also includes significant ground
floor retail spaces that are accessible to the general public both from streets and from
within the central plaza.

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

The Final Development Plan includes an increase in the amount of MI'T’s graduate
student housing provided within the Kendall Square area. In addition, as a condition for
approval of the proposed commercial development, there will be additional housing
developed on a separate parcel within the PUD-5 District.

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

The Final Development Plan includes publicly beneficial open space intended to create a
contiguous public realm and provide opportunities for recreation, programming and
events that will bring together the MIT community and the larger public. The proposed
open space network is anchored by a central plaza, which ties together the Main Street
commercial zone and MIT’s academic zone. The central plaza is designed to be a
pedestrian-oriented space with program opportunities for a broad range of users. The
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design includes hardscapes, as well as landscaped areas with canopy trees. Several other
distinct open space areas are proposed as gateways and welcoming elements throughout
the PUD area. ‘

The proposed open space enhancements provide for the seamless integration of open
space, ground floor retail and other activities that will continue to support the vitality and
livability of Kendall Square. Public realm improvements, including generous sidewalks
and spill out zones, provide opportunities for outdoor dining, seating and public
interaction, as well as enhanced stormwater management.

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

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

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

(a) It appears that requirements of this Ordinance cannot or will not be met, or ...
The requirements of the PUD-5 zoning district are met in the proposed development.

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

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

(c) the continued operation of or the development of adjacent uses as permitted in the Zoning
Ordinance would be adversely affected by the nature of the proposed use, or ...

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

(d) nuisance or hazard would be created 10 the detriment of the health, safety and/or welfare
of the occupant of the proposed use or the citizens of the City, or ...

The proposed development will not cause nuisance or hazard and will be conducted in
accordance with all applicable health and safety requirements.

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

June 23, 2016 ' Page 14 of 36




City of Cambridge, MA < Planning Board Decision
PB # 303 — MIT Kendall Square “SoMa” Planned Unit Development

The proposed uses are fully consistent with the anticipated character of the district as
established through the City’s planning and zoning.

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

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

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

Qutline of Conditions

PN RPN

Approved Development Program.

Open Space.

Design Review.

Timing and Phasing.

Traffic and Infrastructure Improvements.
Conveyance.

Active Uses.

Noise and Vibration.

Construction Management.

. Sustainable Environmental Strategies.

. Contributions to Community Fund.

. Letter of Commitment.

. Other Requirements.

. Subdivision of the Development Parcel.

. Procedures for Granting Minor and Major Amendments to this Decision.

List of Appendices (Incorporated herein and made a part hereof.)

siciviel s

Development Summary

Transportation Mitigation and Monitoring Requirements

Urban Design Guidelines :

Sustainability Strategies

Retail Consultant Recommendations (Baerkahn, October 25, 2015)
Letter of Commitment (MIT, April 8, 2013)
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1. Approved Development Program.

All development authorized by this Special Permit shall be consistent, in concept, with the
Final Development Plan materials dated November 5, 2015, all supplemental plan materials
submitted to the Planning Board prior to issuance of this Special Permit as listed in the
Application Documents, and the applicable regulations of the Zoning Ordinance. The
following characteristics of the Planned Unit Development (PUD) are specifically permitted
and are summarized in Appendix A, Development Summary:

a. Aggregate Development.

i. Total Development. The maximum Gross Floor Area (GFA) permitted for Building
Sites 2, 3, 4, 5 and 6, as described in Paragraph (b) below, of this PUD shall not
exceed 1,316,530 square feet, in the aggregate, as more specifically set forth in
Appendix A attached to this Special Permit. Such GFA includes existing GFA to be
retained, existing GFA to be replaced, and New Gross Floor Area (New GFA) as
described in Section 13.83.3 but shall not include certain spaces that are specifically
exempted from the calculation of Gross Floor Area by Section 13.83.2 of the Zoning
Ordinance.

ii. Commercial Uses. Subject to the provisions of Section 13.82 and 13.83, New Gross
Floor Area of any Office and Laboratory Uses, Retail Business and Consumer
Service Establishments Uses, Open Air or Drive in Retail and Service Uses and Light
Industry, Wholesale Business and Storage Uses in the Planned Unit Development
shall not exceed 980,000 square feet in addition to approximately 140,107 square feet
of GFA devoted to such uses existing within the Development Parcels as of January
1,2013.

iii. Innovation Space. The requirement for minimum square footage of Innovation Space
set forth in Section 13.89.3 will be satisfied by the existing facility at One Broadway,
which is within the PUD-5 District, but is outside of the Development Parcels of this
PUD. Prior to issuance of a Building Permit for development of any Office Uses
exceeding 200,000 square feet of GFA in the aggregate, the Permittee shall provide
documentation to the Planning Board evidencing that the requirements of Section
13.89.3 continue to be met. Any future relocation or redevelopment of the required
Innovation Space shall be described, in writing, to the Planning Board prior to such
relocation.

iv. Academic Uses. This special permit authorizes the removal of approximately 33,547
square feet of existing educational, non-dormitory GFA and the development of
approximately 74,000 square feet of New GFA devoted to such uses in the Buildings
proposed by this PUD.

v. Dormitory Uses. This special permit authorizes the demolition of approximately
163,733 square feet of existing educational dormitory (i.e., graduate student housing)
GFA and the construction of a replacement building with approximately 330,000
square feet of GFA devoted to such use. In accordance with Section 13.83.2, net
New GFA for dormitory uses exceeding the amount existing in the PUD-5 District as
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Vi.

vii.

viii.

ix.

xi.

of January 1, 2013, shall be exempt from GFA limitations and requirements of
Section 13.80.

Active Uses, as defined in Section 13.810.1, are authorized as shown in the Final
Development Plan and in accordance with Condition #7 of this Decision. Some
Active Uses may be exempt from GFA limitations and requirements in accordance
with Section 13.83.2.

Modifications of Aggregate Development Program. Any change to this approved
Aggregate Development Program that alters the GFA figures set forth in Appendix A
by no more than 10,000 square feet may be approved by CDD as an administrative
change without requiring an Amendment by the Planning Board, provided that the
resulting development remains in substantial conformance with applicable Sections of
the Zoning Ordinance, the approved Final Development Plan and the Conditions of
this Special Permit. Any further change to the Aggregate Development Program,
provided that the total change amounts to no more than ten percent (10%) of the total
GFA authorized by this Special Permit, may be approved as a Minor Amendment
pursuant to Condition #15 of this Decision. Additionally, the Planning Board may
approve, as a Minor Amendment, any increase (a) in GFA devoted to residential or
institutional dormitory uses (as such are exempt from GFA limitations pursuant to
Section 13.83.2); and (b) in Active Uses accompanied, to the extent necessary, by a
commensurate decrease in other approved uses.

FAR. The Floor Area Ratio (FAR) for the entire PUD-5 Overlay District, subject
to the exemptions contained in Section 13.82, shall not exceed 3.9.

Parking. The number of accessory off-street parking spaces approved for the
Development Parcels shall not exceed 1,459, which shall include accessory off-street
parking to serve all buildings permitted in this Planned Unit Development as well as
accessory parking to serve other adjacent MIT facilities and uses, as described in the
Final Development Plan. Accessory parking for commercial uses shall not exceed the
maximum parking ratios set forth in Section 13.88.4. The majority of parking will be
in below grade structures, with some surface parking provided. A reduction in the
total number of off-street parking spaces may be approved administratively by CDD
provided that such decrease does not exceed five percent (5%) of the total number of
approved parking spaces on the Development Parcel, while any further reduction may
be approved as a Minor Amendment pursuant to Condition #15 of this Decision.
Parking spaces may be used for carsharing to the extent allowable by zoning. Electric
Vehicle (EV) charging stations shall also be allowed within parking facilities.

Bicycle Parking. A minimum of 504 long-term and 154 short-term bicycle parking
spaces will be provided within the PUD, as required by Section 6.100. Any
modifications that deviate from the requirements of Section 6.100 shall require a
special permit from the Planning Board pursuant to Section 6.108.

Public Bicycle Sharing Stations are authorized without limitation. At a minimum, the
Permittee shall fully support the purchase, installation and ongoing annual
maintenance of public bicycle sharing stations (i.e., Hubway Stations) on the
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Development Parcels in accordance with the transportation mitigation requirements
contained in Appendix B of this Decision. The City and Permittee shall identify a
mutually acceptable location for any Hubway Station.

xii. Publicly Beneficial Open Space. Upon completion of the construction of all of the
Buildings authorized by this PUD, the Permittee shall provide Publicly Beneficial
Open Space within the Development Parcels totaling no less than 44,071 square feet.
Additional requirements related to open space are set forth in Condition #2 of this
Decision.

b. Site Development. The PUD shall consist of five Building Sites (2, 3, 4, 5 and 6) on two
Development Parcels (B and C), which Development Parcels are depicted on the Site
Development Plan attached to this Decision. The use and approximate dimensional
characteristics of each Building Site are summarized in the Site Development Table in
Appendix A. Future subdivision of the Development Parcels is authorized in accordance
with Condition #14 of this Decision. The locations of all new buildings and uses on each
of Development Parcel B and Development Parcel C shall be as generally shown on the
Final Development Plan, which indicates the following:

i. Development Parcel B contains a single Lot, Building Site 2, on which the Permittee
may demolish the existing institutional dormitory (i.e., graduate student housing)
building (subject to applicable Cambridge Historical Commission demolition review
processes) and construct one (1) new building, which may contain Office and
Laboratory Uses, Institutional Uses, Retail Business and Consumer Service -
Establishments and Open Air or Drive in Retail & Service uses listed in Sections
4.36a. and Active Uses, and shall include Publicly Beneficial Open Space. The
capitalized use categories contained in this Decision shall incorporate by reference
the similarly labeled permitted use categories set forth in Section 13.82 (and all of the
sub-uses identified therein).

ii. Development Parcel C will contain four (4) separate and distinct buildings which will
be located on separate sites, identified as Building Site 3, Building Site 4, Building
Site 5 and Building Site 6, all of which sites are depicted on Figure G3 of the Final
Development Plan, which Buildings will be served by a common subsurface garage
under Building Sites 3, 4 and 5 (together with Building Site 2, each a "Building Site"
and, collectively, the "Building Sites"). Development Parcel C will contain four (4)
new buildings with one being constructed on each of Building Sites 3, 4, 5 and 6. On
Building Sites 3 and 4, existing structures fronting Main Street will be retained, with
some modifications, and integrated with the new buildings. On Building Site 4, two
existing buildings fronting Carleton Street will be demolished. In the southwesterly
corner of Development Parcel C, which is depicted as Site R on the attached Site
Development Plan (“Site R”), an existing structure has been demolished and will be
replaced with an at-grade parking area, which is understood to not be the long-term
use of such site; however, this site shall not be considered to be Publicly Beneficial
Open Space for the purposes of satisfying or complying with the Publicly Beneficial
Open Space requirements of this PUD. Publicly Beneficial Open Space shall be
provided on Building Sites 3 and 4. On Building Site 5, one existing building
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fronting on Main Street will be demolished. The Buildings constructed in
Development Parcel C may contain the following uses:

A. Building 3 — Office and Laboratory Uses, Institutional Uses, Retail Business
and Consumer Service Establishments and Open Air or Drive in Retail &
Service Uses and other Active Uses;

B. Building 4 — Institutional Uses, including without limitation, Dormitory Uses,
Retail Business and Consumer Service Establishments and Open Air or Drive
in Retail & Service Uses and other Active Uses;

C. Building 5 — Office and Laboratory Uses, Institutional Uses, Retail Business
and Consumer Service Establishments and Open Air or Drive in Retail &
Service Uses and other Active Uses; and

D. Building 6 — Office Uses, Retail Business and Consumer Service
Establishments and Institutional Uses.

¢. Other Dimensional Characteristics.

i.

il.

1il.

v.

vi.

vii.

Height. The Planning Board approves the building heights for each Building set forth
in the Final Development Plan and in Appendix A.

Building Setbacks and Massing. For all new and substantially renovated buildings
permitted in this PUD, the GFA, setbacks and building massing shall be as
conceptually described and illustrated in the Final Development Plan.

Access and Egress. All primary building entrances, parking facility entrances, bicycle
access, and vehicular loading areas shall be in the general locations described and
illustrated in the Final Development Plan.

Bicycle Parking. The Permittee shall install short-term bicycle racks near each
primary building entrance, for use by visitors, customers and couriers. Long-term
bicycle parking that is convenient and secure shall also be provided for occupants of
the Buildings. All bicycle parking shall be installed in conformance with the
requirements for such facilities in Section 6.100.

Outdoor Spaces. The conceptual design of Publicly Beneficial Open Space,
streetscape types, urban space types, street walls and massing, service access design,
landscaping, and exterior lighting shall be as described and illustrated in the Final
Development Plan.

Design Review. The specific design of individual Building Sites shall be subject to
Design Review by the Planning Board, as described further in this Decision.

Modifications. During the Design Review process, or in the event that there is no
Design Review process pending for a Building Site, upon the application of the
Permittee, the Planning Board may approve modifications to the Site Development
Plan and/or Site Development Table in Appendix A that constitute no more than a ten
percent (10%) deviation in the land area, Publicly Beneficial Open Space and
building height on any individual Building Site and, pursuant to and consistent with
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the provisions of Condition #1.a.vii. of this Decision, GFA, as Minor Amendments
pursuant to Condition #15 of this Decision.

viii.  Public Improvements. The Permittee shall implement all improvements to public
streets, sidewalks, other spaces and infrastructure as described in the Final
Development Plan and elsewhere in this Decision on or before the time required for
the completion of such improvements set forth herein. Any such improvements or
other development to be undertaken by the Permittee that will impact City streets,
City sidewalks, or other City-owned public spaces, or City utilities such as water,
sewer, or telecommunications service shall be subject to approval by the applicable
City Departments, which may include but are not limited to TP&T, Department of
Public Works (DPW), CDD, Electrical Department, and Water Department.

2. Open Space.

a.

As an element of the Planned Unit Development, the Planning Board specifically
approves the amount, location, and functional characteristics of the Publicly Beneficial
Open Space as required in the Ordinance and such other open space as the same is
contextually depicted in the Final Development Plan documents.

In accordance with Section 13.87.1, upon the completion of all of the improvements in
the PUD-S5 District authorized by Special Permits PB #302 and PB #303, the Publicly
Beneficial Open Space in the PUD-5 District shall total no less than fifteen percent (15%)
of the total land area of the PUD-5 District.

The Publicly Beneficial Open Space shall accommodate a variety of passive and active
uses to serve the Permittee, occupants of the improvements situated within the Planned
Unit Development, and the general public. Open space amenities located above the
ground plane that are intended to serve only occupants of a specific Building, which
amenities will be reviewed and approved by the Planning Board in the Design Review
process, shall not be considered to be Publicly Beneficial Open Space. Publicly
Beneficial Open Space located at the ground plane shall be generally accessible to the
public for reasonable periods throughout the day for the purposes for which the open
space is designed and approved by the Planning Board.

Except as permitted in Condition #4.c.iii. of this Decision, in connection with the
development and construction of a specific Building, the Permittee shall construct
Publicly Beneficial Open Space on the Building Site containing such Building that is of a
size and nature that is generally consistent with the layout of the Publicly Beneficial
Open Space depicted in the Final Development Plan for the area contained within a
particular Building Site. The specific landscape and open space elements associated with
a specific Building Site will be reviewed and approved by the Planning Board in
connection with its Design Review of the improvements associated with a particular
Building, pursuant to the criteria set forth in Condition #3 below.

Site R shall not be considered Publicly Beneficial Open Space for the purposes of this
Planned Unit Development and such parking area shall not be considered temporary
parking subject to the provisions of Section 4.d. hereof.
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3. Design Review.

In granting a Project Review Special Permit under Section 19.20 for the Final Development
Plan, the Planning Board hereby approves the buildings as presented in conceptual form,
subject to later design review by the Planning Board. The Planning Board will review and
approve the specific design of each building contained within the approved Final
Development Plan, including any Open Space and landscape elements associated with that
building, at a regular Board meeting at which the possible approval has been placed on the
agenda, prior to issuance of a Building Permit for that building. The Planning Board shall
entertain written and oral comments from members of the public on the proposed design
prior to making a determination of approval. The Permittee may also submit interim
materials for review and comment by the Planning Board prior to seeking final design
approval.

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

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

ii. A description of all uses intended to be located within the new or renovated buildings.

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

iv. A site plan (or plans) of the entire Building Site illustrating, in detail:

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

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

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

D. The locations of all access and egress points for pedestrians, bicyclists,
passenger vehicles and service or delivery vehicles.

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

vi. A scaled and dimensioned roof plan, illustrating all features proposed to be located on
the roof including the arrangement of any rooftop mechanical systems and enclosures,
and any proposed lighting that will be visible from outside the building.
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vii, Scaled and dimensioned elevations of each side of the proposed building with labels
and descriptions of proposed exterior fagade materials, which shall include any
visible rooftop mechanical equipment, screening devices, exterior vents, lighting
fixtures and other appurtenances, as well as focused elevations of each of the ground
floor fagades. ’

vili.  Perspective views of the Building Site from significant vantage points, including
public streets from which the building will be visible at a distance, as well as
pedestrian views from all sides of the building to illustrate how the building will
relate to the adjacent public realm.

ix. A Preliminary Signage Plan depicting, in concept, the anticipated locations and sizes
of signage on the building and site, for purposes including but not limited to
wayfinding, retail signage and building identification.

x. A Lighting Plan describing the selection and placement of light fixtures on the
building and site, identifying areas on the site and abutting sites that will be
illuminated by such light fixtures, and demonstrating compliance with any lighting
regulations that may be applicable to the project at the time of review.

xi. The Green Building Review materials required to certify compliance with Condition
#10 of this Decision, as set forth in that Condition.

xii. A Noise Mitigation narrative and acoustical report prepared by a professional
acoustical engineer, addressing the requirements in Section 13.89.1 and Condition #8
of this Decision.

xili. A written narrative addressing the considerations enumerated in Paragraph (d)
below, to the extent that they are not already addressed in the materials required
above.

b. In addition to presenting design drawings and illustrations, the Permittee shall present the
following materials to the Planning Board at the design review meeting:

1. A physical, contextual scale massing model of the proposed building and surrounding
buildings.

ii. Samples of materials to be employed for major elements of the building fagade.

c. Publicly Beneficial Open Space located on a particular Building Site shall be reviewed
and approved by the Planning Board as part of the Design Review process for each
individual Building Site, except as described below:

1. The Publicly Beneficial Open Spaces on Building Sites 3 and 4 shall be reviewed and
approved in combination prior to the issuance of a Building Permit for Building Site 3
or 4, whichever is constructed first. The review shall consider any interim designs to
be implemented if that open space is proposed to be built in phases. '

il. The entire public space surrounding the MBTA head house between Building Sites 4
and 5 shall be reviewed by the Planning Board, prior to the issuance of a Building
Permit for Building Site 4 or 5, whichever is constructed first. Any change to MBTA
facilities and open space located on land owned by the MBTA, including the design
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thereof, shall be subject to final approval by the MBTA, which approval the Permittee
may obtain following the issuance of a Building Permit.

d. During the design review process, the Board shall consider:

i.

ii.

iii.

iv.

vi.

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

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

The configuration and design of pedestrian, bicycle and vehicular modes of access
and egress.

The design of open spaces, landscape elements, and modifications to abutting street
or sidewalk rights of way, with attention to pedestrian and bicycle circulation and
comfort and management of potential conflicts between pedestrian 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 impacts, wind
impacts, and effects on the safety and 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 sustainable design and
development reflecting the goals and objectives established by the City that are
included in the Final Development Plan and referenced in this Decision.

e. As described in Section 13.810.3, the Planning Board's review shall be guided by the
design standards specified in the Final Development Plan, which are summarized in
Appendix C, Urban Design Guidelines and Appendix D, Sustainability Strategies, and by
the Kendall Square Design Guidelines, provided that in the event of any conflict between
any guidelines and the provisions of Section 13.80, the provisions of Section 13.80 shall
govern.

f. Historical Review. Any proposed alteration or demolition of an existing building within
this PUD shall be reviewed by the CHC staff in conceptual form prior to submission of
materials for review by the Planning Board. Any required CHC approvals shall be
granted prior to issuance of a Building Permit.

g. City Department Review.

i.

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

il

for compliance with applicable standards and requirements prior to issuance of a
Building Permit.

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

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

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

Exceptions.

i.

ii.

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

Design review and approval by the Planning Board shall not be required for the at-
grade parking area situated in the southwesterly corner of Development Parcel C,
except to the extent that conditions at the perimeter of the parking area are materially
different than they are depicted in the Final Development Plan. However, all parking
and bicycle parking facilities, including access and egress, shall be subject to
technical review by CDD and TP&T prior to issuance of a Building Permit.
Additionally, CDD shall review and approve the design of any site perimeter
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conditions in order to ensure safe and convenient pedestrian and bicycle circulation
around and/or through the parking area.

4. Timing and Phasing.

a. Commencement. This Special Permit shall be governed by the provisions of Chapter 40A
and Section 10.46, which establish the time within which construction authorized by the
Special Permit must commence. With respect to the requirements of Section 12.40, the
Planning Board grants to the Permittee the right to start construction within two (2) years
of the date of filing of this Decision with the City Clerk (not including the time required
to pursue or await the final adjudication of an appeal under Section 17 of M.G.L. c. 40A),
hereby granting the extension permitted under Section 12.41 for good cause, such good
cause having been demonstrated by the Permittee because of the unusually large size and
scope of the PUD and the need to obtain third party permits and approvals (including,
without limitation, those for infrastructure and mitigation) for the project. The Planning
Board may approve subsequent extensions of the time for commencement as Minor
Amendments pursuant to Condition #15 of this Decision, not to exceed two (2) years per
extension, upon determination of good cause by the Permittee.

b. Completion. In accordance with the Final Development Plan, construction of the PUD
shall be completed within ten (10) years of the date of the issuance of this Special Permit,
provided that if construction on a particular phase has commenced within ten (10) years,
such phase shall be entitled to a Certificate of Occupancy so long as construction is
continued through to completion as continuously and expeditiously as is reasonable. The
Planning Board may approve an extension of the ten (10) year completion timeframe as a
Minor Amendment pursuant to Condition #15 of this Decision, upon determination of
good cause by the Permittee.

c. Phasing. The Permittee may complete construction of improvements in the PUD in one
or more phases, the order of which phases shall be in the sole and absolute discretion of
the Permittee, subject to the following requirements:

i. Each Phase shall consist of the buildings, Publicly Beneficial Open Space, streets,
utilities, and other physical improvements set forth in the Final Development Plan
(except as they may be modified by this Decision, as the same may be amended, and
in the Design Review process) as being located on or immediately adjacent to and
serving the Building Site upon which the particular Phase is being constructed. The
issuance of a Certificate of Occupancy for a specific Building shall be subject to the
completion of the Publicly Beneficial Open Space, public improvements and
mitigation associated with such Building, as specifically set forth in Appendix B
attached to this Decision, with the exception that the delivery of improvements that
may be disrupted during the construction of a future Phase of the development may
be delayed until the completion of that future Phase of the project, subject to written
approval of the proposed interim condition by CDD and any other applicable City
Department.

ii. While the construction of accessory parking facilities may precede the establishment
of the uses that are served by such parking facilities, at no point in time shall the
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iil.

iv.

number of available accessory parking spaces exceed the maximum number
authorized by the uses completed and occupied at that time. Wherever parking spaces
have been constructed in excess of the number of spaces allowed for the authorized
uses occupied at that time together with the number of spaces otherwise permitted by
this Decision (including the institutional parking authorized within Condition #1.a.ix.
of this Decision), such excess spaces shall be made physically inaccessible to users in
a manner approved by TP&T.

In the event that construction of a Phase has commenced but subsequently ceases,
causing a Building Permit to lapse prior to the delivery of required public benefits,
improvements or mitigation associated with that Phase, then the Planning Board may
withhold authorization of a Building Permit for a future Phase until construction has
recommenced, or the required public benefits, improvements or mitigation has been
delivered, or this Decision has been amended to authorize a change to the Final
Development Plan. Notwithstanding the above, the construction of a subsurface
garage or other building elements and/or amenities on a Building Site shall not
require the commencement or completion of the above-grade portions of the Building
or remaining improvements on such Building Site before the Permittee can
commence construction of improvements on a different Building Site within the
PUD.

Pursuant to Section 13.89.2, a Building Permit for any new commercial Gross Floor
Area in excess of 600,000 square feet (subject to the exclusions from Gross Floor
Area set forth in 13.80) shall not be issued until construction has commenced within
the PUD-5 District of at least 240,000 square feet of residential GFA. As indicated in
the Final Development Plan, the required residential GFA will be satisfied within a
separate Planned Unit Development located adjacent to One Broadway. The Planning
Board shall be notified in writing of any future relocation of such required housing to
another site within the PUD-5 District, which notice shall be recorded with this
Decision.

The completion and occupation of the dormitory on Building Site 4 shall precede the
demolition of existing educational dormitory uses (i.e., graduate student housing) and
construction of authorized commercial uses on Building Site 2. A temporary
relocation of graduate student housing to another site prior to the completion of the
replacement dormitory on Building Site 4 may be approved as a Minor Amendment
pursuant to Condition #15 of this Decision.

d. Temporary Parking. In accordance with Section 13.88.7, on-grade parking that deviates
from the Final Development Plan shall be allowed to serve uses within the Development
‘Parcels on an interim basis in anticipation of later construction of permanent underground
parking, subject to TP&T approval and the following conditions:

1.

Construction of the permanent replacement parking, as approved in the Final
Development Plan or a subsequent Amendment, is anticipated to commence within
four (4) years of the date of Certificate of Occupancy for the building initially served
by on grade parking; '
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il. The future subsurface parking structure will contain sufficient spaces for users of the
building initially served by on grade open parking so as to meet the parking needs for
such building; and

iii. Binding commitments shall exist to establish, to the reasonable satisfaction of TP&T,
that requirements (i) and (ii) above shall be satisfied. Such commitments shall be
made by negotiated lease agreement, deed restriction, covenant, or comparable legal
instrument.

¢. Temporary Retail. In order to accommodate retail dislocated by the redevelopment
authorized in the PUD-5 District under PUD Special Permits PB #302 and PB #303, this
PUD authorizes the Permittee to relocate such retailers to temporary locations within the
Development Parcels, that have yet to be redeveloped, or elsewhere within the PUD-5
District, for so long as such retail is dislocated. Such temporary locations can be in
trailers and other similar temporary structures, provided, that, upon completion of the
construction of all retail locations authorized by this PUD, such temporary structures
shall be removed from such locations by the Permittee.

5. Traffic and Infrastructure Improvements.

a. The Permittee shall be required to implement the transportation mitigation program and
transportation monitoring program contained in Appendix B: Traffic Mitigation and
Monitoring Requirements, at such times as are identified in said Appendix B.

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

c. As a condition to this Special Permit, the Permittee shall fulfill the requirements of the
Parking and Transportation Demand Management (PTDM) Plans applicable to the PUD
and approved by the City’s PTDM Planning Officer on March 11, 2016, or as may be
subsequently amended by the Permittee and the City, in accordance with the City of
Cambridge PTDM Ordinance. In the event that the Permittee enters into more than one
PTDM Plan for the PUD, the failure to comply with a PTDM Plan associated with a
particular Building Site shall not result in a default under this Special Permit as it relates
to other Building Sites in the PUD not covered by such PTDM Plan.

6. Conveyance.

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

a. The Planning Board approves the proposed location of required Active Use spaces as

~ described and illustrated in the Final Development Plan. In addition, the Board authorizes
any non-residential ground-floor space within the PUD may be occupied by Active Uses
without amending this Special Permit. Any substantial displacement of Active Uses from
the locations where they are shown in the Final Development Plan may be permitted as a
Minor Amendment pursuant to Condition #15 of this Decision, provided that such a
change does not violate the zoning requirements of Section 13.810.1.

b. Active Uses shall include those uses enumerated in Section 13.810.1, along with any
other use authorized in writing by the Planning Board in accordance with Section
13.810.1, and the uses explicitly authorized below:

i. A full-service bicycle repair shop or a drop-off point for an off-site full-service
bicycle repair shop.

ii. Co-working spaces, which may be categorized as offices, arts and crafts studios,
fabrication facilities or community gathering spaces, provided that they include
facilities that are available to the general public at reasonable times.

iii. Recreation spaces that are open to the general public, including indoor parks and play
spaces.

iv. Temporary uses including “pop-up” retail establishments, public event spaces or
seasonal activities that are open to the public.

c. Banks, trust companies and similar consumer financial establishments (identified in
Section 4.34.e.) and a post office (identified in Section 4.33.g.), to the extent such uses
exist within the first floor of any existing building at the time of issuance of this Special
Permit, are permitted to remain. The relocation of such establishments or the creation of
new such establishments within spaces devoted to Active Uses shall be also permitted,
provided that the total linear ground-floor building frontage devoted to such institutions
within the PUD-5 District is not increased beyond what exists at the time of issuance of
this Special Permit. No further approval from the Planning Board shall be required if the
limitations of this paragraph are met; otherwise, banks and similar consumer financial
establishments may be permitted to occupy required Active Use spaces only upon
issuance of a written determination by the Planning Board in accordance with Section
13.810.1.

d. In accordance with the Letter of Commitment dated April 8, 2013, no more than fifty
percent (50%) of new retail space in the PUD-5 District shall be occupied by retailers
who own and operate retail establishments at more than five (5) locations in
Massachusetts at the time the retailer’s lease is initially executed. Notwithstanding the
above, in the event a retailer situated within the PUD-5 District is relocated to new retail
space in connection with redevelopment activities and such retailer has more than five (5)
locations in Massachusetts at the time of such relocation, the space occupied by such
retailer shall be exempt from, and shall not be counted against, the limitations contained
in this subparagraph d., provided, however, that the space vacated by such retailer shall
thereafter be considered new retail space subject to the limitations of this subparagraph.

June 23, 2016 Page 29 of 36




City of Cambridge, MA * Planning Board Decision
PB # 303 — MIT Kendall Square “SoMa” Planned Unit Development

e. Asindicated in the Final Development Plan, the Permittee has hired a Retail Specialist
who shall serve as a point of contact for the Economic Development Division (EDD)
staff of CDD on matters related to the marketing and activation of retail spaces. Given
that different individuals may be assigned to such position over time, the Permittee shall
ensure that the designated Retail Specialist is identified for EDD staff at any given point
in time.

f. In accordance with the Letter of Commitment dated April 8, 2013, the Permittee shall
establish an advisory committee to provide input on the programming of these spaces.
The advisory committee shall meet once annually for a period of 10 years. The advisory
committee shall include representatives from CDD, adjacent neighborhoods and three (3)
representatives from the Permittee. To effectuate a vibrant community-based open space
and retail plan, the Permittee shall complete its internal planning process with faculty,
students, and staff, and shall create an open space and retail programming plan for any
new commercial building and present such plan to the advisory committee six (6) months
prior to the substantial completion of that building. Evidence of compliance with this
condition shall be provided to CDD prior to issuance of a Certificate of Occupancy for
any commercial building; however, the Permittee may update the programming plan from
time to time.

g. Prior to issuance of a Building Permit for a Building containing Active Uses (not to
include a Building Permit only for underground parking), the Permittee or its designated
Retail Specialist shall coordinate with EDD staff to develop a process to constitute and
administer the aforementioned advisory committee, and to manage ongoing
communication between the Permittee and EDD staff. The objective will be to ensure that
input from community members and City staff will be provided in a timely, coordinated
and effective way. Considerations will include the most appropriate timing to provide
meaningful input into the marketing of spaces and potential measures to support future
retail operators (including City programs).

h. Prior to issuance of any Building Permit that will result in the dislocation of any existing
retail establishments within the Development Parcels (including any Building Permit for
underground parking), the Permittee or its designee shall provide EDD staff with a
written description of efforts that will be made to attempt to relocate Active Uses during
construction, with the purpose of ensuring continuity in retail activity to the extent
possible.

i. The retail consultant report by Jesse Baerkahn of Graffito SP dated October 25, 2015,
provided in the Final Development Plan in accordance with Section 13.810.1 and
attached as Appendix E to this Decision, will serve as a guidance document for the
Permittee, the advisory committee, and EDD staff in future activities related to retail
planning, development and ground floor activation.

8. Noise and Vibration.

a. All buildings within the permitted PUD, and all construction activity pursuant to this
Special Permit, shall conform to the requirements of the City of Cambridge Municipal
Noise Ordinance.
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b. Furthermore, in accordance with Section 13.89.1, at a minimum, any noise or vibration
emanating from buildings and uses within the permitted PUD shall not be normally
perceptible at ground level without instruments at a distance of one hundred (100) feet
from the source lot line.

C. In accordance with Section 13.89.1, prior to and as a condition of the issuance of the first
permanent Certificate of Occupancy for a new or substantially altered commercial
building, the Permittee shall provide to CDD an acoustical report, including field
measurements, demonstrating compliance of such building with all applicable noise
requirements.

d. Inaccordance with Section 13.89.1, prior to obtaining any Building Permit to add any
equipment having a capacity greater than five (5) horsepower to the rooftop, the
Permittee shall provide to CDD a narrative report demonstrating that there will be
continued compliance with all applicable noise requirements after such addition, and
upon completion of such addition and as a condition to permanent operation thereof
(allowing for temporary operation as necessary to take measurements), an acoustical
report, including field measurements, demonstrating such compliance.

9. Construction Management.

a. Before issuance of a building permit for any Phase of development within the
Development Parcels, the Permittee shall prepare a new or updated Construction
Management Program consistent with the requirements of Section 18.20, which Program
shall be reviewed and approved by the CDD, DPW, the Water Department, TP&T, the
Inspectional Services Department, and other departments as deemed appropriate by the
City.

b. The Construction Management Program shall include those elements listed in Section
18.20, with particular attention to ensuring safe and convenient pedestrian access to
major public facilities (including the Kendall MBTA station).

c. In addition to the requirements of Section 18.20, the Construction Management Program
shall include a community outreach component including, at minimum, maintenance of a
web site, on-site bulletin board, and e-mail list to provide construction updates, and a
designated point of contact to which community members can address questions and
receive responses throughout the development process.

10. Sustainable Environmental Strategies.

a. The requirements of Section 22.20 and Section 13.89.4 shall apply to all development in
the Planned Unit Development. If the requirements of Section 22.20 in effect at the time
of issuance of this Special Permit are superseded by a duly enacted amendment to the
City of Cambridge Zoning Ordinance that applies to the Development Parcels, then the
provisions of the Ordinance, as amended, shall apply to any Building authorized by this
Special Permit that has yet to receive a Building Permit; provided, however, that any
Building Site that has received Design Review approval from the Planning Board shall be
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exempt from subsequent changes to such requirements provided that a Building Permit is
issued within two (2) years of receiving said Planning Board Design Review approval.

b. Pursuant to Condition #3 of this decision, the design review submission for a building
site shall include a Green Building Checklist and Narrative as required to be submitted
with a Special Permit Application under Section 22.20, which shall also address the
sustainability standards contained in Section 13.89.4 and the sustainability strategies and
guidelines set forth in Appendix D attached to this Decision. Preliminary materials shall
be submitted to CDD staff for technical review and comment at least twenty-one (21)
days prior to submission to the Planning Board.

11. Contributions to Community Fund.

In accordance with Section 13.810.2, the Permittee shall contribute to a Community Fund,
established by the City Manager, an amount equal to ten dollars ($10.00) multiplied by the
number of square feet of new Gross Floor Area (GFA) for the commercial uses authorized by
this Special Permit ( “Fund Contribution Payment”). At the time of issuance of this Special
Permit, the Permittee has contributed a total of five million dollars ($5,000,000) as a deposit
against future Fund Contribution Payments. Prior to the issuance of Final Certificates of
Occupancy for new commercial buildings containing more than five hundred thousand
(500,000) square feet of new commercial GFA, in the aggregate, within the PUD-5 District,
the Permittee shall be required to calculate the Fund Contribution Payment for all new
commercial GFA completed to date, and to contribute any balance required in addition to the
previous deposit. Subsequently, the Permittee shall calculate and contribute a Fund
Contribution Payment prior to issuance of a Certificate of Occupancy for any new
commercial GFA.

12. Letter of Commitment.

Prior to the issuance of any building permit or Certificate of Occupancy for development
authorized by this Special Permit, CDD and all other relevant City departments shall verify
to the Superintendent of Buildings that all portions of the Letter of Commitment dated April
8, 2013, by the Massachusetts Institute of Technology, attached as Appendix F to this
Decision, are continuing to be met.

13. Other Requirements.

All authorized development shall conform to all other requirements of Ordinances of the City
of Cambridge, including but not limited to:

a. All construction shall comply with the Asbestos Protection Ordinance, Chapter 8.61 of
the City Municipal Code.

b. Nonresidential Development authorized in this Decision is subject to the Incentive
Zoning provisions of Section 11.200. The Housing Contribution payment, required in
Section 11.200, shall be made for each Building individually prior to the issuance of the
first Occupancy Permit for that Building. The payment shall be at that rate established by
the Ordinance at the time of issuance of the Building Permit, and applied to the area of
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eligible uses in the building, which area shall be certified by a registered architect. In a
mixed-use Building containing non-subject uses, common areas shall be allocated
proportionately.

14. Subdivision of the Development Parcel.

The Planning Board approves the subdivision of any Development Parcel into the Building
Sites as approved and illustrated in the attached Site Development Plan, or as their
dimensions may be established after final design approval. In the event that the Permittee
desires to subdivide a Development Parcel into separate lots containing specific buildings
approved by this PUD, the Permittee shall submit a subdivision plan showing the layout and
dimensions of such lot with the Design Review materials for such Building. The Planning
Board shall approve all setbacks of buildings and any further subdivision of Blocks into
smaller lots (should they be proposed) at the time of final design approval. In the event that
the Permittee intends to subdivide any portion of the Development Parcels into smaller lots
after the Design Review process is completed, including, without limitation, vertical air-
rights subdivisions of the Development Parcels, or portions thereof, the Permittee shall file a
copy of the subdivision plan with CDD for inclusion in the record of this PUD. The Planning
Board specifically authorizes the Permittee to have the right, in the future, to establish a
vertical air rights subdivision of a portion of Building Site 4 in order to facilitate construction
of academic facilities on Site R and the southeasterly portion of Building Site 4 over the
entrance and exit ramp serving the subsurface parking garage authorized by this Special
Permit. Except as provided above, no further approval by the Planning Board or CDD shall
be required to authorize a subdivision of any Development Parcel or lots within the
Development Parcel.

15. Procedures for Granting Minor and Major Amendments to this Decision.

a. Determination. Except where a change is explicitly authorized as a Minor Amendment in
this Decision, the Planning Board shall determine whether a proposed change is
considered a Major Amendment or Minor Amendment pursuant to Section 12.37.

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

i.  The change does not violate applicable Sections of the Zoning Ordinance, or if the
change requires relief pursuant to a special permit or variance, such relief has been
granted.

ii.  The change will not substantially alter the Findings upon which this Decision is
based.

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

d. Conditions. Upon issuing any Amendment, the Planning Board may impose additional
conditions intended to ensure conformance with the intent, purpose and substance of this
Decision as well as any applicable requirements, standards or criteria set forth in
applicable Sections of the Zoning Ordinance.

Voting in the affirmative to GRANT the Special Permits were Planning Board Members Louis
Bacci, H Theodore Cohen, Steven Cohen, Catherine Preston Connolly, Mary Flynn, Hugh
Russell and Tom Sieniewicz, constituting at least two thirds of the members of the Board,
necessary to grant a special permit.

For the Planning Board,
Y

e / ; [f ; /j ;

{ L/

H Theodore Cohen Chalr

\\“3:3‘3
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Pursuant to Section 12.36.4 of the City of Cambridge Zoning Ordinance, Massachusetts Institute
of Technology agrees to the conditions attached to this Decision approving the granting of a
PUD Special Permit for Case PB #303.

Massachusetts Institute of Technology

Name: Anthony P. Sharon

Title: Deputy Executive Vice President

A copy of this decision PB #303 shall be filed with the Office of the City Clerk. Appeals, if any,
shall be made pursuant to Section 17, Chapter 40A, Massachusetts General Laws, and shall be
filed within twenty (20) days after the date of such filing in the Office of the City Clerk.
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ATTEST: A true and correct copy of the above decision filed with the Office of the City Clerk
on June 23, 2016, by Jeffrey C. Roberts, authorized representative of the Cambridge Planning
Board. All plans referred to in the decision have been filed with the City Clerk on said date.
Twenty (20) days have elapsed since the filing of the decision. No appeal has been filed.
DATE:

City Clerk of Cambridge
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Appendix A: Development Summary

Approved Aggregate Development Summary for SoMa PUD

Required Existing’ Removed Retained Proposed New So l_\;l:t:IUD
" Land Area 293,808 293,808 0 293808 0 293,808
TotalNon- N/A 398711 | 242,414 | 156,297 1,160,233 1,316,530
Exempt GFA ~ e : L -
Residential N/A 0 0 0 0 0
Commercial N/A 140,107 45,134 94,973 922,500 1,017,473 :
. Offee N/A 111,943 16,970 94973 603,000 697,973
(notincl. Innov.) ‘ ~
' Lab ‘ ‘ -
(not incl. Innov.) N/A 0 0 0 270,000 270,000
Non-EXempt | cce Note 1 0 0 0 0 0
Innovation ~ ;
Non: Exempt N/A 28,164 28,164 0 49,500 49,500
Retail ‘
Academic N/A 94,871 33,547 61,324 74,000 135,324
{all types)
Non-Exempt N/A 163,733 163,733 0 163,733 163,733
Dormitory
Structured N/A 0 0 0 0 0
Parking
Total Non- Max. 3.9
Exempt FAR across PUD-5 1f36 83 3 3.95 448
Total Exempt N/A 0 0 0 215,767 215,767
GFA ~ ol ;
Ground-Floor N/A 0 0 0 49,500 49,500
Retail
Public
Transportation N/A 0 0 0 0 0
Re5|dt.entlal/ (net ne\_rv S. of 0 0 0 166,267 166,267
Dormitory Main)
Innovation See Note 1 0 0 0 0 0
‘Tot.al Dwelling 0 0 0 5 o
Units Gl ~ ; ;
Ma.rket Rate No m.ax. or 0 0 0 0 0
Units min.
7 0,
Affordable Units 18% of new 0 0 0 0 0
d.u.
Dormitory No max. or o1 o1 L “;“450 ; 0
Beds/Units  min. , ; ‘ ‘ T
:z:ggéal 15%inPUD-5 | 41,483 | 41,483 . 97347 97,347
al : e s 49 149 (339 o :
Open Space. - total ; (1 A))‘ ( 4/3)‘ (33%) . (33A)
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Aggregate Development — Parking

Required (max) Existing Removed Approved
Total New Parking .89 |  N/A N/A 809
Res. @ 0.5-0.75/unit 0 : N/A N/A 0
Office @ 0.9/KSF max. 544 N/A N/A 544
Lab @ 0.8/KSF max. 216 N/A N/A 216
Retail @ 0.5/KSF max. 49 N/A N/A 49
Academic (per zoning) See Note 2 N/A N/A 0
Dormitory (per zoning) See Note 2 N/A N/A 0
‘Total Replacement Parking | Per PBapproval | 485 485 650
Residential 0 0
Commercial 116 116 81
Academic 369 369 369
Dormitory 0 0 0
Other (off-site academic) 0 0 200
Net Parking Per PBapproval | = 485 485 1,459
Aggregate Development — Bicycle Parking
Required (min) Approved

Total Long-Term 504 504
Res. @ 1.00-1.05/unit 0 0

Office @ 0.3/KSF min. 182 182
Lab @ 0.22/KSF min. 60 60
Retail @ 0.1/KSF min. 16 16
Academic @ 0.2/KSF 10 10
Dormitory @ 0.5/bed 236 236
Total Short-Term 154 154
Res. @ 0.1/unit min. 0 0

Office @ 0.06/KSF min. 38 38
Lab @ 0.06/KSF min. 17 17
Retail @ 0.6/KSF min. 64 64
Academic @ 0.4/KSF 10 10
Dormitory @ 0.05/bed 25 25
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Approved Site Development Summary

Development Parcel — Building Site

B-2

Site Land Area

+/- 69,711 sf

Existing GFA to be Removed

163,733 sq. ft. (Dormitory)

Existing GFA to be Retained

None

Approved GFA/Uses (Non-exempt)

298,000 sq. ft. (Office)
9,000 sq. ft. (Active Uses)*

Approved GFA/Uses (Exempt)

9,000 sq. ft. (Active Uses)*

Approved Building Height 200 feet
Total Approved Parking Spaces 278
Long-Term Bicycle Parking (min) 93 spaces
Short-Term Bicycle Parking (min) 'l 31 spaces
Publicly Beneficial Open Space 33,560 sf
Development Parcel — Building Site c-3

Site Land Area

+/- 60,954 sf

Existing GFA to be Removed

12,781 sq. ft. (E48 ground floor)

Existing GFA to be Retained

65,119 sq. ft. (EA8 upper floors)

Approved GFA/Uses (Non-exempt)

270,000 sq. ft. (Office, Technical Office)
13,500 sq. ft. (Active Uses)*

Approved GFA/Uses (Exempt)

13,500 sq. ft. (Active Uses)*

Approved Building Height 200 feet

Total Approved Parking Spaces 1,121 (total below grade under Parcel C)
Long-Term Bicycle Parking (min) 64 spaces

Short-Term Bicycle Parking (min) 34 spaces

Publicly Beneficial Open Space 11,604 sf
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Appendix A: Development Summary

Development Parcel — Building Site

C-4

Site Land Area

+/- 88,972 sf

Existing GFA to be Removed

59,096 (E33, E34, RIMAC and lower floors of E38 and

E39)

Existing GFA to be Retained

91,178 (upper floors of E38 and E39)

Approved GFA/Uses (Non-exempt)

163,733 sq. ft. (Dormitory — existing from Building Site 2)

14,000 sq. ft. (Active Uses)*

9,000 sq. ft. (Education: office, child care)

Approved GFA/Uses (Exempt)

166,267 sq. ft. (Dormitory — new GFA)
14,000 sq. ft. {Active Uses)*

Approved Building Height 300 feet

Total Approved Parking Spaces Included in C-3 above
Long-Term Bicycle Parking (min) 242 spaces
Short-Term Bicycle Parking (min) 44 spaces

Publicly Beneficial Open Space 40,973 sf
Development Parcel — Building Site C-5

Site Land Area

+/- 36,002 sf

Existing GFA to be Removed

6,804 (Cambridge Trust and E28)

Existing GFA to be Retained

None

Approved GFA/Uses (Non-exempt)

305,000 sq. ft. (Office)
65,000 sq. ft. (Education: Museum)
10,000 sq. ft. (Active Uses)*

Approved GFA/Uses (Exempt)

10,000 sq. ft. (Active Uses)*

Approved Building Height 250 feet

Total Approved Parking Spaces Included in C-3 above
Long-Term Bicycle Parking (min) 103 spaces
Short-Term Bicycle Parking (min) 40 spaces

Publicly Beneficial Open Space 9,495 sf
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Appendix A: Development Summary

Development Parcel — Building Site C-6

Site Land Area +/- 4,971 sf
Existing GFA to be Removed None
Existing GFA to be Retained None

Approved GFA/Uses (Non-exempt)

3,000 sq. ft. (Active Uses)*

Approved GFA/Uses (Exempt)

3,000 sq. ft. (Active Uses)*

Approved Building Height

50 feet

Total Approved Parking Spaces

Included in C-3 above

Long-Term Bicycle Parking (min) 2 spaces
Short-Term Bicycle Parking (min) 5 spaces
Publicly Beneficial Open Space 1,715 sf

Parcel — Building Site

C-R (Future Development Parcel)

Site Land Area

+/- 32,745 sf

Existing GFA to be Removed

12,943 (8 Carleton Street)

Existing GFA to be Retained

None

Approved GFA/Uses (Non-exempt)

None (accessory parking only)

Approved GFA/Uses (Exempt)

None (accessory parking only)

Approved Building Height

N/A

Total Approved Parking Spaces

60 (surface)

Long-Term Bicycle Parking (min) None
Short-Term Bicycle Parking {min) None
Publicly Beneficial Open Space None

* - Denotes that the square footage of Active Uses referenced above may change as a result of the size
of each Active Use, which may result in a larger proportion such space being considered exempt
pursuant to Section 13.83.2 of the Ordinance. An increase in the amount of exempt square footage
associated with the Active Uses (and the resultant decrease in the overall non-exempt commercial GFA
associated with a Building Site and the overall PUD), even if greater than ten percent (10%), shall be

permitted without the need for an amendment, Minor or Major to the PUD Special Permit.

" Pursuant to Section 13.83.3, Gross Floor Area in existence within the Building Sites as of January 1, 2013. References in the Individual
Approved Site Development Summaries set forth in this Appendix A to “Existing GFA” shall mean GFA existing within the Building Site as of

January 1, 2013,
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NOTES:

1) THE RIRPOSE OF THIS FLAN 1S TO SHOW CEVELOFUENT PARCELS A, B,
ANO C FUR MASSACHUSETTS INSTITUTE OF TECHNOLOGY KENIALL SQUARE

Z)  SMEET 1 OF 2 SHOWS THE DEVELOPMENT FARCELS BOUNDARY UNES
AND BOUNDARY DESCRIPTIONS.

3)  SHEET 2 OF 2 SHOWS THE EXISTING BUILDINGS AROUNO THE
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Appendix B

MIT SoMa - PB #303

MIT Kendall Square Redevelopment

il v

AT

Ames St. Reconstruction, Redesign and reconstruct Ames Street between
Main Street and Memorial Drive. The redesign includes an at-grade cycle
track on east side of the street which extends the proposed cycle track on
Ames Street between Broadway and Main Street. The cross-section is
expected to be a 9.5’ 2-way cycle track, 2’ buffer, 10’ travel lane in each
direction, 7’ parking lane on west side, Construction includes mill and
overlay of roadway as necessary, new street signs, removal of parking
meters, and relocation of bollards, curb removal and resetting as needed,
pavement markings. Curb lines are expected to remain at existing locations
(except potentially at the Main Street and Ambherst Street intersections and
if necessary at the currently raised midblock crossing).

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
300,000 s.f. of Gross Floor Area.

Memorial Drive Crossing at Ames Street. Redesign and construct
reconfigured crossing to accommodate pedestrians and cyclists connecting
to the two-way cycle track/protected bicycle facility on Ames Street.
Construction scope may include installation of new signals, crosswalk, curb
cuts, and pavement markings. Existing intersection roadway geometry and
vehicle travel lanes are expected to remain. Improvements are subject to
Department of Conservation and Recreation (DCR) approval. if DCR fails to
approve the work, the mitigation will not be required.

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
300,000 s.f, of Gross Floor Area.

Ames Street/Main Street Signals. Update the traffic signal equipment to
accommodate new cycle track south of Main Street (i.e. signal heads if
needed, phasing adjustments, etc.). The primary work will be completed by
Boston Properties as part of the 88 Ames Street project. This scope
incorporates only any additional changes resulting from the reconstruction
of Ames Street to include a 2-way cycle track.

Prior to the issuance ofa
Certificate of Occupancy for
commercial development over
300,000 s.f. of Gross Floor Area.

Main Street/Vassar Street/Galileo Way Signals. Update traffic signal
equipment by installing replacement equipment (i.e. controller conduit,
mast arms, signal heads) and adjust signal timing changes, if necessary. Does
not include changes to existing roadway configurations. Approximately
§150,000 estimated. Redesign and reconstruction of this intersection is in
the item below.

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
300,000 s.f. of Gross Floor Area.

"Main Street/Vassar Street/Galileo Way Intersection Reconstruction.
Evaluate the feasibility, and if determined feasible by the City, design and
reconstruct the intersection to improve the bipyclé, bus, and pedestrian
conditions at the intersection, such as preventing vehicles from parking in
the cycle track. Construction scope is anticipated to include minor curb
changes, new/replacement street signs, pavement markings. Design should
refer to the MassDOT separated bicycle facilities guidelines, but with final
approval by the City. .

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
300,000 s.f. of Gross Floor Area.
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Two (2) Hubway Stations. Finance and Purchase the installation of two
large-size {i.e. 27 dock) Hubway stations. The City and MIT shall identify a
mutually acceptable location for the Hubway stations.

Initial payment for equipment
to be made to the City before
the first Building Permit.
However, if Building #6
(approximately 6,600 sf), is the
first Building Permit then this
condition shall apply to the
issuance of the second Building
Permit.

Hubway Maintenance and Operations. Pay ongoing annual operations and
maintenance fees to the City for the two (2) Hubway Stations.

Annual operations and
maintenance fees shall be paid
to the City before June 1st in the
year each Hubway Station is
expected to be installed, and
ongoing before June 1st
annually.

Transit Studies. Contribute $175,000 to the City for transit and mobility
studies in Kendall Square. The City will determine the scope of the studies,
which may include, (i) Kendall Square MBTA Red Line peak hour and peak of
the peak capacity and demand (ii) communication-based-train-control
(CBTC) systems, (iii) MBTA bus service between Kendall Square and Sullivan
Station, {iv) bus ridership demand, or (v) other studies that could improve
transit in Kendali Square.

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
300,000 s.f. of Gross Floor Area.

Grand Junction Multi-Use Path Study. Contribute $75,000 to the City to
advance the design for the Grand Junction multi-use path.

Prior to'the issuance of a
Certificate of Occupancy for
commercial development over
300,000 s.f. of Gross Floor Area.

Transit Investments. Contribute $250,000 to the City for transit
investments, such as contributions to shuttle or MBTA bus capacity or
operations in Kendall Square, bus priority signals, signal changes that could
shorten train headways, or other MBTA or publicly accessible private transit
capital improvements that support transit. If any transit enhancement
projects improve transit in Kendall Square, MIT should consider continuing
to support annual operations of such programs. '

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
600,000 s.f. of Gross Floor Area.

Ambherst Street reconstruction (between Ames Street and Wadsworth
Street). Construction scope for transportation mitigation, includes addition
of neck-downs, if appropriate, at intersections of Carleton Street and
Hayward Street, pavement markings and new street signs. Existing curbs
{except for neckdown locations) and drainage structures are expected to
remain. However additional review will be required by the City at this phase
of the project construction.

900,000 s.f. of Gross Floor Area.

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
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Wadsworth Street reconstruction. Construction scope includes full-depth
reconstruction of roadway between Main St. and Amherst St., new granite
curb, new widened sidewalks, new street signs, raised crosswalk, and
pavement markings. The cross-section is anticipated to be approximately
11’ travel lanes with bicycle sharrows, raised street crossing, and
approximately 9’ sidewalks, with additional 18’6” sidewalk with double tree
rows on the east side to provide pedestrians shade and reduce wind
impacts.

Prior to the issuance of a
Certificate of Occupancy for
commercial development over
900,000 s.f, of Gross Floor Area.

Memorial Drive Crossing at Wadsworth Street. Design and reconstruct the
pedestrian/bicycle crossing across Memorial Drive at the intersection of
Wadsworth Street, subject to DCR approval. If DCR fails to approve the
work, this mitigation measure will not be required. The anticipated scope
includes reconfiguring the pedestrian and cyclist connection to the Dr. Paul
Dudley White Path, new signal equipment and timing to better
accommodate pedestrian and cyclist crossing, curb adjustments as
necessary, and pavement markings. The existing intersection roadway
geometry and vehicle travel lanes are anticipated to remain, however,
additional review and final design will be needed.

Prior to the issuance of a
Certificate of Qccupancy for
commercial development over
900,000 s.f. of Gross Floor Area.

Loading Dock and Traffic Management Plan. MIT shall provide a loading
dock and traffic management plan, including tour buses, for City approval.
MIT shall monitor operations and if the operations cause issues on the public
users and infrastructure (e.g. vehicle blocking other user or parking illegally)
then MIT will work with the City to resolve it.

Prior to the issuance of a
Certificate of Occupancy for
each building and ongoing. Plan
may be later amended with
TP&T approval.

Transportation Monitoring. MIT shall commit to a transportation monitoring
program and mitigation measures whose effectiveness is commensurate with
the triggers established in the Recommended Transportation Monitoring
Program.

Annual and Biennial monitoring
reports as described in the
Recommended Transportation
Monitoring Program.

Remainder of page intentionally left blank
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SoMa Transportation Monitoring Program

Using data collected as part of the PTDM Plan, and supplemented when necessary, the Permittee will
provide to TP&T and CDD transportation monitoring reports. All surveys and counts shall be designed and
conducted in a manner approved by the CDD and TP&T, and shall include the following information:

* Annual mode split surveys reported to CDD and TP&T (may use the annual PTDM monitoring
reports). '

* Biennial driveway counts, auto and bicycle parking utilization surveys (may use biennial PTDM
driveway counts).

e Biennially when driveway counts and vehicle/bicycle parking counts are collected, a Project
Vehicle and Transit Trip Generation report shall be provided to the TP&T and CDD Departments
in a format approved by TP&T and CDD. The primary focus of the report will be to compare the
TIS PM peak hour vehicle and transit trip generation estimates with actual trip generation. The
trip generation monitoring and thresholds will be based on the Project’s Office, Laboratory and
Retail trips.

If any monitoring report submitted during the build-out of the project determines that trip generation for
existing occupied office, lab and retail GFA exceeds 596 PM vehicle trips or exceeds 739 PM transit trips,
then new driveway counts and trip generation report must be provided the following year (instead of
biennially), and if trip generation continue to exceed the vehicle trip or transit trip thresholds then
additional TDM and infrastructure improvements commensurate with the level of exceedance, as
described below must be implemented to keep trips at or below the levels projected in the 2015
Transportation Impact Study (TIS).

During the course of the project build-out, the PM vehicle and transit trips will be compared to the TIS

estimates on a proportional basis related to project build-out or reflective of the building specific TIS trip

generation estimates, to determine if the project trip generation is on target with the TIS

assumptions. This will allow the permittee to make voluntary adjustments to its demand management
_programs to reduce the likelihood that the overall trip generation targets will be exceeded.

A final number of PM peak hour vehicle trips will be provided and certified by TP&T and CDD. The PM
peak hour thresholds are as follows:

Trip Generation Thresholds (2015 Kendall Square Redevelopment TIS Estimates*®) -

PM peak hour trips
Vehicle ‘ 596
Transit 739

*Vehicle and Transit trips calculations use TS trip generation and subtract estimated museum employee and visitor trips and
NoMa trips. The remaining trips - the trip generation thresholds, will therefore be based on actual Office, Laboratory and Retail
GFA trips from the SoMa project. Academic trips, including graduate housing and daycare trips will not count toward the trip .
generation thresholds because it is assumed those are existing MIT trips relocated into the SoMa parking facilities.

If monitoring indicates trip generation in excess of the thresholds above, and if MBTA and private (open
to the public) transit capacity has not improved (a 5% or greater increase in calculated number of
passengers accommodated in the PM pealk hour), the proponent will work with the City staff to identify
and implement additional mitigation measures intended to reduce auto mode share or peak hour vehicle
trip generation or assist in improving transit options or shifting transit trips to walking and bicycle trips.
The measures the proponent will consider include the following items or others that may have similar or
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better results and will be determined in consultation with the City of Cambridge. The proponent will
commit to implement measures whose effectiveness is commensurate with the exceedance. Possible
measures may include but are not limited to the following:

If exceeding vehicle trips threshold:

Shift vehicle trips to other modes and make sure that any measures that shift trips do not trigger other
trip thresholds.

Reductions to office/laboratory parking supply.

Increase to parkiﬁg rates.

lncreaseAd MBTA pass subsidies.

Larger financial incentives for formation of vanpools/additional carpools.

Acceleration of implementation of planned transit, bike infrastructure or TDM programs.
Free bikes as rewards for not driving.

Additional, reasonable measures as mutually agreed upon by the Permittee and the City.

If exceeding Transit trips threshold only if MBTA and private transit (open to the public) capacity has not
been improved (a 5% or greater increase in calculated number of passengers accommodated in the peak

hour):

Contribute $500,000 to a transit fund to be established by the City, which shall be used to
fund the cost of improving transit access to Kendall Square.

Shift transit trips to walking, bicycling and/or improve transit services.
Provide additional bicycle parking facilities.
Financial incentives for walking and biking.

Additional, reasonable measures as mutually agreed upon by the Permittee and the City.

Methodology for determining Vehicle and Transit trip generation:

A combination of methods will be used to measure vehicle trips generated by the project including, but
not limited to the following:

Vehicle trips into and out of the project garages through actual car counts obtained from garage
gates, Data should indicate the type/user of the vehicles entering/exiting (i.e. commercial office

or laboratory employees or visitors, retail employees or patrons, academic uses, other). Data

'should be provided and summarized for daily, hourly, and peak hours. PM peak hour is the
threshold.

The counts will be supplemented with surveys of office and laboratory employees, visitors, and

retail employees and patrons, to obtain information on number of vehicle trips during PM peak
hour, location of parking {on-site or off-site), and whether dropped-off or picked up by vehicle.
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® PM peak hour transit trips will be calculated based on number of employees, transit mode share,
arrive/departure times, MBTA Charlie cards issued or subsidized will also be reported for office,
laboratory and retail uses to help verify the PM transit trip information.

For the purpose of this agreement, the transit capacity of approximately 25,000 (24,936) passengers in
the peak hour as presented in the MIT Kendall Square TIS certified on July 21, 2015 (Table 10a.1 System
Capacity (Peak Hour) from page 161 of the TIS, shown below), will be utilized as the base number of
passenger accommodated on the MBTA and private transit (open to the public).

Table 10.a.1 System Capacity (Peak Hour)

(@) (b) (c) (d)
Peak Hour
Frequency QTP #Passengers  # Cars/ Capacity
@# of vehicles/ Factor  /vehicle Train  (# Passengers/
Mode Peak Hour) Peak Hour
Red Line '
Inbound 13 086 167 6 11,202
Outbound 13 086 167 6 11,202
MBTA Bus ]
1 Inbound 8 nfa 54 nfa 432
1 Outhound 8 nfa h4 na 432
68 Inbound 2 ‘nfa b4 nfa 108
68 Outbound 2 nfa L nfa 108
85 Inbound 2 na 54 n/a 108
87 Outbound 2 nfa h4 nfa 108
CT1 Inbound 3 nfa 54 n/a 162
CT1 Outbound 4 nia b4 nfa 216
" CT2 Inbound 3 nfa 54 nfa 162
CTZ Outbound 3 nfa h4 nfa 162
EZRide Shuttle ‘ v
Inbound . 7 n/a 40 " nla 267
Qutbound - / nia 40 n/a 267
Notes:

{a) MBTA published schedules {Red Line) and MBTA Ridecheck Novembe‘r 2013 (Buses)

{b}  On Time Performance Factor from 2014 MBTA Annual Repart
{c) MBTA Blue Book 14% Edition (Red Line and Buses) and EZ Ride Feasibility Study (March 2015)
{d}  Calculated Capacity = #of Trains x OTF factor x # pax per vehicles x # cars
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APPENDIX D
SUSTAINABILITY GUIDELINES

MIT’s NoMa and SoMa Planned Unit Developments contain a total of six (6) Building Sites to be
developed in phases over a 10-year period. Each individual Building Site will come before the Planning
Board for design review and approval prior to issuance of a building permit for a particular Building,
which will include a review of the applicable sustainability standards. Each Building will meet the
applicable Green Building standards required by zoning, and the NoMa and SoMa PUDs have committed
to using LEED version 4 as a starting baseline. ‘

Building Site Review

When the design of each individual Building Site is submitted to the Planning Board for Design Review
and approval, it will include a Sustainability Narrative describing how the zoning requirements are being
met, and also describing how the building performs in relation to the following guidelines. These
guidelines are meant to demonstrate the manner and extent to which the Permittee considered, in
connection with its design of each Building, the proposed strategies in the Net Zero Action Plan and
likely future climate conditions as described in the Cambridge Climate Vulnerability Assessment, also
recognizing thaf best practices for sustainable development will evolve over time.

e Energy Performance: Each Building should be designed to target a 10-20% reduction in energy

from the LEED v4 baseline, with the expectation that later phases of development would at a
minimum meet any more stringent baseline standards in effect at the time Design Review is
conducted.

e Energy Supply: Renewable and/or low carbon energy sources for all building and site energy

needs are encouraged to the greatest extent possible. The following items, at a minimum, will
be addressed in the Narrative.

o Solar: Building rooftops that have appropriate solar access should be designed to
accommodate the future installation of photovoltaic and solar thermal energy systems.
Strategies include, but are not limited to, enhanced structural loading, pitch and
orientation, a conduit to accommodate pipes and cables, and dedicated space in
mechanical rooms.

o Steam: Connecting to existing steam lines, either from a local utility or from campus
cogenerating facilities, is encouraged where feasible. A feasibility assessment will be

provided for each Building as required in the PUD-5 zoning.
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o Geothermal: The feasibility of geothermal energy systems should be assessed for each
Building Site, including the feasibility of shared geothermal with other Building Sites.

e Energy Storage: Incorporating energy storage systems into buildings or sites, either at the time
of construction or in the future, is encouraged.

e Commissioning: A verification program and ongoing commissioning plan for mechanical,
electrical, plumbing, and renewable energy systems should be developed for each building prior
to occupancy, according to the standards of the LEED Enhanced Commissioning credit or
comparable standard.

¢ Transitioning to Net Zero: Buildings and sites should be designed with sufficient flexibility that

buildings can transition to contributing toward net zero greenhouse gas emissions over time.
The Sustainability Narrative will analyze, to the extent practical and utilizing appropriate
technologies and processes available at the time that a Building and/or Building Site is
submitted for Design Review, possible technical decarbonization pathways, including redesign
of building energy systems, storage and energy procurement strategies.

e Resilience: Buildings and sites should be designed and operated to incorporate resiliency
strategies that are protective of building occupants, activities and systems, and that contribute
positively to the resiliency of the surrounding district, in anticipation of long-term climate
impacts including precipitation-driven flooding, sea-level rise and storm surge flooding
increased heat and other likely climate change impacts.

e Evolving Standards: The Net Zero Action Plan anticipates that new benchmarks for

sustainability will be set over time. Design guidelines are expected to evolve as part of future
resiliency planning in response to the Climate Change Vulnerability Assessment and related
planning work. Therefore, Building and Building Site designs will be expected to meet the most
up-to-date standards, as set forth in the Zoning Ordinance, at the time the Buildings are

submitted for Design Review.

ONGOING ASSESSMENT

At the time a Building and/or Building Site design is submitted for Planning Board Design Review, it
should include a report assessing the sustainability and resiliency of those portions of the PUD
Development Plans that have been completed to date; provided, however, that in no event shall the

Permittee be required to provide more than one (1) assessment/update per calendar year. Upon
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completion of all of the improvements authorized by the PUD Development Plans, commencing on the

year in which the final Building receives its Certificate of Occupancy, and once every five (5) years

thereafter until 2050, the Permittee should continue to provide updated assessments. The purpose of

this assessment will be to inform MIT's planning for future phases of development and to support the

City’s objective of continually improving sustainability over time by learning from past experience and

incorporating new strategies.

The scope of the above Sustainability and Resiliency Assessment shall be determined by the
Permittee and City Staff and, at a minimum, will address the following.

An assessment of the sustainability performance of all completed and occupied development,
including energy consumption, greenhouse gas emissions and other aspects of building
sustainability.

A detailed and up-to-date analysis of options for reducing greenhouse gas emissions through
district and renewable energy system implementation, electrical micro grids, on-site energy
storage, or other measures.

A detailed and up-to-date analysis of options for improving district resiliency from climate
change impacts.

MIT’s participation in collaborative efforts to promote sustainability, where applicable.

MIT will also work with the City to convene a working group of industry stakeholders, research

institutions and industrial hygienists to collaborate on new standards for reducing energy use in
buildings with high energy use.
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—— One Broadway 14" FL, Cambridge, MA 02142
108 Lincoln Street, Loft 1A, Boston, MA 02111
info@graffitosp.com || graffitosp.com

October 25, 2015

Mzr. John McQuaid

Massachusetts Institute of Technology
238 Main Street, Suite 200
Cambridge, MA 02142

RE: Retail Consultant Recommendations || Summary
MIT — Kendall Square SoMa,& NoMa Redevelopment (the “Project™)

Dear John,

[ am pleased to submit for your review the following overview of my team’s
recommendations related to SoMa and NoMa retail planning, development and ground floor
activation. In doing so I stress that the City of Cambridge and MIT’s insistence on a deliberate
and thoughtful approach to the activation of the retail portions of the Project is a good thing for
MIT, Kendall Square, Cambridge and the region generally.

Graffito SP (“GSP”) has developed a retail approach for SoMa and NoMa that embraces
the following general values and principles:

* Inkeeping with its commitments concerning local retailers, MIT shall actively recruit
and prioritize deals with small, local, owner-operated businesses;

* Aggressively pursue retail tenants for the Project that offer services/uses that have
been identified as missing from the neighborhood by community and CDD studies of
past half-decade (i.e. pharmacy, grocery store, additional affordable restaurants,
entertainment and certain soft goods);

* Deliver rentable premises within the Project of varying shapes and sizes in an effort
to foster (i) texture on the ground floor and (ii) maximum flexibility in tenant
recruitment;

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

* Embrace a new set of transactional norms for certain spaces that lowers the barriers of
entry for start-up retailers; and

* Implement certain best practices from a design/architecture perspective that enhance
the ground floor edge throughout the Project.

As suggested in last two bullets above, there are certain design and transactional
standards/initiatives we recommend MIT embrace in the planning and execution of the retail
portions of the Project. As follows is an overview of a handful of said standards in (A) design
and (B) transactions: '

(A) Embedded in MIT’s architectural plans across the entire Project and for all buildings
must be certain best practice design treatments, namely:




One Broadway 14" FL, Cambridge, MA 02142
108 Lincoln Street, Loft 1A, Boston, MA 02111
info@graffitosp.com || graffitosp.com

* Dedicate maximum frontage along core pedestrian corridors for retail uses, thus
eliminating oversized building lobbies and locating loading and egress functions to
areas off Main Street;

* Bring all retail premises to grade along Main Street (currently not the case in Building
4);

* Deliver retail spaces with storefront features that enhance actual and visual
permeability vis-a-vis the public realm;

* Design building facades that create visual cues that separate ground floor from rest of
building (i.e. canopies, lighting, signage, color and material variation);

* Open space shall be designed and configured to include bike racks, trash receptacles,
seating, charging stations, and pedestrian-scale lighting;

* Outdoor retail seating to be encouraged whenever and wherever possible;

* Centralized loading, trash and back-of-house functions that can be efficiently shared
by multiple retail tenants within the respective Project buildings will be encouraged,;

* Design unique, attractive and functional retail signage and way-finding (and
combination thereof) ; and

* 15+ floor-to-floor minimum dimension will be required for all new retail spaces.

(B) In addition to implementing the above design solutions, GSP recommends MIT
embrace the following transactional strategies:

* Draft a standard form Letter of Intent that can be used for all retail deals (and is
precursor to all lease negotiations) that (i) identifies all threshold business and
economic terms to be include in lease document, (ii) is written in plain English that is
casily understandable to tenants that may not have experience leasing space in mixed-
use buildings or with institutional landlords, and (iii) provides sufficient details and
tenant guidelines regarding design standards, municipal permitting, and outlines an
allocation of responsibilities between landlord and tenant for retail construction;

* Provide all retailers with in-kind architectural services if needed prior to lease signing
(but after LOI signing) in order to ensure smaller tenants have the support and
guidance needed to identify infrastructure, design and permitting challenges;

* Develop a standard form lease and corresponding rules and regulations for the entire
Project that requires tenants adhere to best practices in retail design and operations,
including details on environmental sustainability (water usage, composting, recycling,
etc.), minimum operating hours/days to ensure the neighborhood is more than just M-
F/9-5, and signage standards;

* Provide tenant improvement allowances (or significant Landlord Work) for all retail
premises;

e Waive all Base Rent during reasonable construction periods;

e  Offer leasing options of varying durations: short-term leases to facilitate
experimentation and long-term leases for tenants investing major resources into
buildouts (i.e. restaurants and grocery use); and

e MIT hire a designated Retail Specialist to coordinate all SoMa and NoMa retail
leasing transaction and provide a consistent and constant fixture for retail tenants
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from leasing through opening and into operations. Said Retail Specialist shall
oversee all retail brokers, consultants, designers, general contractors and property
managers involved in SoMa and NoMa retail.

The above thoughts and approaches are only a summary of GSP’s recommendations and
I'look forward to continued conversation about SoMa and NoMa retail with MIT and City
representatives going forward.

Lastly, I"d like to stress that the responsible development of the Project’s retail will
require a steadfast commitment to flexibility and learning. The retail landscape is changing
rapidly with the explosion of online global retailing but, at the same time, GSP is seeing a whole
new generation of local retail entrepreneurs embracing technology, sustainability and
experimentation in new and inspiring ways. Kendall Square offers an ideal canvas for this next
generation retail entrepreneur and by embracing the above values and standards MIT will play
the role of enabler, developer and investor in a truly special collection of retail spaces and places
at SoMa and NoMa.

Respectfully submitted,

;'?MM ok —

Jesse Baerkahn
President & Founder
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l l i I MASSACHUSETTS INSTITUTE OFTECHNOLOGY

April 8, 2013

Mayor Henrietta Davis
Vice Mayor E. Denise Simmons
Ordinance Committee Chair David Maher
City Councilor Leland Cheung
City Councilor Marjorie C. Decker

* City Councilor Craig A. Kelley
City Councilor Kenneth E. Reeves
City Councilor Timothy J. Toomey, Jr.
City Councilor Minka vanBeuzekom
Cambridge City Hall
795 Massachusetts Avenue -
Cambridge, Massachusetts 02139

Re: Commitments and conditions accompanying the amended zoning petltlon for
PUD-S District attached hereto as Attachment A

Dear Mayor Davis, Vice Mayor Simmons, Ordinanée Committee Chair Maher and Councilors
Cheung, Decker, Kelley, Reeves, Toomey and vanBeuzekom:

The purpose of this letter is to describe commitments and benefits which the Massachusetts
Institute of Technology (“MIT?”) is prepared to offer the City of Cambridge, to facilitate and
enable MIT to revitalize and redevelop Kendall Square (the “Project”) through the construction
of new mixed-use buildings, subject to the satisfaction of the “Conditions” set forth below.

MIT’s Commitments

'A. Off-Road Bicycle and Pedestrian Facilities Adjacent to the Grand Junction. In

connection with the City’s continued desire to construct off-road bicycle and pedestrian

" facilities through Cambridge adjacent to the Grand Junction railroad branch and in
furtherance of MIT’s previous granting of easements to the Cambridge Redevelopment

- Authority (the “CRA”) over real estate it owns at Technology Square for the construction
of a portion of such facilities, MIT shall contribute, within 90 days of MIT’s receipt of
notification from the CRA that the CRA, its designee or successor, has commenced
planning and or the construction of off-road bicycle and pedestrian facilities on property
adjacent to the Grand Junction now owned by the CRA between Binney Street and Main
Street, an amount requested by the CRA, in its discretion, of up to $500,000, which funds
shall be used for the construction of the facilities. In furtherance of providing appropriate
off-road bicycle and pedestrian facilities through Cambridge adjacent to the Grand
Junction railroad branch, MIT will, jointly and in conjunction with the City, complete a
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study of all parcels that it owns adjacent to the portion of the Grand Junction railroad
branch situated between Main Street and Memorial Drive, in order to consider the
feasibility of granting the City of Cambridge easements for the construction, now or in
the future, of off-road bicycle and pedestrian facilities adjacent to the railroad line. The

~ study will be completed and a report submitted to the City Council within eighteen (18)
months of the adoption of the PUD-5 zoning amendment.

B. Cherry Street Lot. MIT shall convey the parcel of real estate situated at 35 Cherry
Street (Assessor’s Lot # 75-118) to the City of Cambridge or a third party to be
designated by the City of Cambridge to be used, in perpetuity, for uses that directly

" benefit residents in the Area IV Neighborhood and surrounding communities. The
transferee and use of the property shall be determined through a public process conducted
by the City of Cambridge Community Development Department. MIT shall convey the
lot immediately upon its receipt of notice from the City as to the identity of the transferee
and the designation of the proposed use. The conveyance shall be made by MIT upon
such terms and conditions as the City and MIT may reasonably agree.

C. Labor; Pathways Program; Jobs. MIT agrees that, in connection with construction of
new commercial buildings within the PUD-5 District, it shall use or cause its contractors
to use union labor for all building trades. In conjunction with this commitment, MIT will
contribute up to $20,000 annually for a period of ten (10) years, commencing upon the
Building Trade Council’s creation of an apprentice Pathways Program for Cambridge .
residents for such program. It is understood that this funding will create no less than
fifteen (15) new apprentice opportunities annually for Cambridge residents within twelve
(12) months of the creation of the pathway program. In addition, MIT agrees that it will
include in new leases of commercial space situated within the PUD-5 , a covenant
requiring that tenants notify the City of Cambridge Office of Workforce Development of
all new job opportunities as they become available.

D. Locally based and Independent Retail. MIT agrees that no more than fifty percent
(50%) of new retail space in the PUD-5 District shall be occupied by retailers who own
and operate retail establishments at more than five (5) locations in Massachusetts at the
time the retailer’s lease is initially executed.

E. Open Space and Retail Advisory Committee. In order to ensure that the adjacent
neighborhoods are involved in the programming of activities for the open spaces and the
types of retailers for the retail space in the PUD-5 District, MIT will establish an advisory
committee to provide input on the programming of these spaces. The advisory committee
shall meet once annually for a period of 10 years. The advisory committee shall include

 representatives from the Community Development Department, adjacent neighborhoods
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~ and three (3) representatives from MIT. To effectuate a vibrant community-based open
space and retail plan, MIT shall complete its internal planning process with faculty,
students, and staff, and shall create an open space and retail programming plan for any
new commercial building and present such plan to the advisory committee six (6) months
prior to the substantial completion of that building. MIT may update the programming
plan from time to time.

F. Real Estate Taxes. Notwithstanding the provisions of any agreement that MIT may
have entered into with the City previously, MIT hereby agrees that in the event that it
converts any new commercial building constructed pursuant to the PUD-5 zoning
amendment from commercial to exempt institutional use, MIT will remove such property
from the tax rolls of the City of Cambridge incrementally over a period of five (5) years.
During the four (4) year period following the conversion of such a property to

" institutional use, MIT agrees not to claim an exemption for the percentage of the assessed
value of the property that would exceed the following: 20% in year one, 40% in year
two, 60% in year three, and 80% in year 4. Commencing in year five and for each
subsequent year that the ownership and use of such parcel satisfies the requirements for
exemption under M.G.L. c. 59, MIT will have the right to claim that 100% of the value of
property is exempt from assessment.

G. Community Benefit Organization Contribution. MIT shall make a contribution to the
City of Cambridge in an amount equal to $4 multiplied by the number of square feet of
New Gross Floor Area for the commercial uses identified in Sections 13.82.4 and
13.82.7, which contribution shall be used to establish a fund that provides financial
support to non-profit charitable community benefit organizations serving residents of the
City of Cambridge (such contributions, “CBO Contributions™). Notwithstanding the
above, CBO Contributions shall be made as follows:

a. The first contribution of $1,000,000 shall be made within ninety (90) days of the
adoption of the zoning amendment.

'b. The second contribution of $1,000,000 shall be made on the earlier to occur of (i)
the issuance of the Final Certificates of Occupancy for new commercial
buildings within the PUD-5 District containing 500,000 square feet of New
Gross Floor Area and (ii) three years from the adoption of the zoning
amendment.

c. Additional payments shall be made upon issuance of Final Certificates of
Occupancy for new commercial buildings within the PUD-5 District containing
New Gross Floor Area in excess of 500,000 square feet, in the aggregate.
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H. Innovation Space. In addition to the Innovation Office Space required by Section

 13.89.3, for a Development Proposal containing new Office Uses, MIT shall provide
Gross Floor Area of innovation space equal to, or in excess of, the amount of Gross Floor
Area that is five percent (5%) of the New Gross Floor Area approved in the Final
Development Plan for Office Use. Existing Gross Floor Area situated within the PUD-5
may be utilized to satisfy this requirement. Such innovation space may be situated on
other parcels owned by the developer or an affiliate of such developer located within 1.25
miles of the PUD-5 District. Innovation space utilized by a single emerging business
entity shall not exceed 5,000 square feet of Gross Floor Area. Such innovation space
shall not require shared space or resources nor shall it be required to be contiguous to any
other innovation space.

I. Innovation Housing. A minimum of eight percent (8%) of the New Gross Floor Area of
the minimum housing required by Section 13.89.2 shall be devoted to units measuring
between three hundred (300) and five hundred fifty (550) square feet in size. Such units
may include flexible unit layouts, combined living and working spaces, shared common
areas and other design features to increase affordability and communication among
residents. '

J. Limitations on Residential Parking Permit. MIT agrees that it shall include or cause
- to be included in thirty (30) residential leases (or other equivalent occupancy agreements)
for residential micro-housing units constructed within the PUD-5 containing the fewest
square feet, a covenant by the tenant that the tenant shall not apply to the City of
Cambridge Traffic, Parking & Transportation Department for a Resident Parking Permit.

Conditions to MIT’s Commitments

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

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

2. With regard to any outstanding commitments, to the extent applied for by MIT, MIT shall
have received such Special Permits, including, without limitation, PUD Special Permits and
Article 19 Special Permits, from the City of Cambridge Planning Board, and such other permits
and approvals as may be necessary to allow for the build-out of the new Gross Floor Area
contemplated by the zoning amendment.
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In addition to meeting the requirements and conditions of any required permits for the Project,
MIT is making these payments and providing the other mitigation referenced above to the City in
order to provide the City with resources should it become necessary to mitigate any impacts
which might result from the Project as a result of the rezoning, any special permit issued
pursuant thereto and the issuance of the building permit. Should such impacts arise, the
payments and other mitigation contained in this letter will enable the city to take appropriate
steps to mitigate those impacts in the manner and at the times deemed most appropriate by the

city.
Thank you.

Sincerely,

Steven C. Marsh
Managing Director, Real Estate






