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Preface

The overarching goal of the Volpe Development
Plan is to create a welcoming, connected
innovation environment, establishing a vibrant,
diverse, inclusive, mixed-use district that provides
opportunities for shared discovery, community
and collaboration. It will be a social mixing bowl of
people, events and activity.

The Volpe Development Plan is conceived as an
interconnected whole, made up of streets, park
space, urban plazas and passageways, which
together constitute a civic framework and connect
the site to the surrounding neighborhoods.
Integral to weaving the proposed development into
the fabric of Cambridge is a diverse, connected
network of open spaces, strategically located to
draw the public into and through what will be a new
swatch of that fabric. It will be green, permeable
and porous.

The Volpe Development Plan is an extraordinary
opportunity within a mature city and neighborhood
to develop significant new buildings and public
realm infrastructure that will define inclusive
pathways, open spaces and civic gathering spaces,
all for diverse stakeholders. The buildings will
relate to human scale by means of their massing,
material selection, street level accessibility,
fenestration patterns and construction details.
They will be specific to context, climate and

DESIGN GUIDELINES

orientation. The design objective is outstanding
architecture - innovative, sustainable and tangibly
part of Cambridge.

Purpose

Thepurposeofthese Design GuidelinesfortheVolpe
Development Plan is to establish and document
both overarching planning and design intentions
and specific dimensional guidelines that are to
be followed in the future design and development
of individual buildings and landscapes on the
defined parcels, and development-wide public
realm infrastructure.  Dimensional guidelines
apply primarily to the locations of use types and
dimensional bulk limitations. These guidelines
are not intended to impose a strict limitation on
the building form and style. Other creative design
solutions or measures may also be utilized if the
Planning Board finds that they further the goals
of these guidelines, especially in the interest of
enhancing architectural richness in the area.
Within those guidelines, individual design teams
will find broad leeway to be creative, inventive and
responsive to the enormous opportunity to craft a
significant piece of the City of Cambridge.



Organization

The Design Guidelines document is organized in
six sections:

A. Urban Framework

This section outlines the context of the Volpe

Development Plan and the overall urban

planning and design intentions. It emphasizes
the overarching goal of connectivity and the

importance of the public realm.
B. Built Form

Urban design guidelines regarding street and
building alignments, building heights, stepbacks,
and massing are addressed, as are guidelines for
the form and articulation of the various building
typologies that will be developed within the Volpe
Development Plan.

C. Transportation Network

This section documents the master plan
intentions with regard to transportation access
and connectivity around and through the Volpe
Development Site. Public Transit, pedestrian,
bicycle and vehicular circulation are diagrammed

and described.
D. Public Realm

The open space network of the Volpe Development
Plan, including streets, parks and pocket parks,

MIT VOLPE FINAL DEVELOPMENT PLAN -

is critical to the overarching goal of connectivity.
This section describes the vision, principles,
design character and detail intentions for the
public realm.

E. Block Guidelines

Diagrams and narrative text for each parcel within
the master plan outline parcel-specific intentions
for use and design and define dimensional
guidelines.

F. Environmental Guidelines

Development-wide strategies regarding
sustainability, resiliency and urban environmental
considerations are described within this section
for incorporation by future parcel-specific design

teams.

DESIGN GUIDELINES
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1. Kendall Sqaure (K2) Final Report / Cambridge
CDD and Goody Clancy, 2013

2. Connect Kendall Framework Plan / Richard
Burck Associates, 2015

3. PUD-7 Zoning Ordinance and Volpe Site Design
Guidelines / City of Cambridge and Cambridge
Planning Board, 2017

4. Volpe Working Group Planning and Design
Principles / Cambridge CDD and Michael
Dennis Associates, 2017

5. Net Zero Action Plan / City of Cambridge, 2017

6. Climate Change Vulnerability Assessment /
City of Cambridge, 2017

7. Kendall Square Mobility Task Force Final
Report / City of Cambridge / MassDOT 2017

8. Envision Cambridge / Cambridge CDD, 2019

9. Climate Resilience Zoning Task Force
Recommendations / Cambridge CDD, 2020

10. Cambridge Urban Forest Master Plan/
Cambridge Department of Public Works and
Reed Hilderbrand, 2020

Consistency with Planning Documents

City of Cambridge Ordinance Number 1398, in
amendment to the Zoning Ordinance of the City
of Cambridge, established Article 13.90 of the
Zoning Ordinance and entitled Planned Unit
Development 7 District, to define the zoning
guidelines for the Volpe Site. Introductory
13.91, that:
Development should be generally consistent with

paragraph Purpose,  states
the policy objectives set forth in the then current
Kendall Square ("K2") Planning Study and Design
(2013),
Principles established by the City’'s Volpe Working
Group (2017) and Volpe Site Design Guidelines
(2017), collectively, the “"PUD-7 Guidelines and

Principles.”

Guidelines The Planning and Design

This Design Guidelines document is consistent
with, reinforces and supplements the referenced
PUD-7 Guidelines and Principles. It connects their
recommendations to the Volpe Site Development
Plan and codifies general guidelines for individual
future parcel and infrastructure development, all
with the goal of bringing the City of Cambridge
planning aspirations to fully compliant fruition.

The following text and illustrations are guided by
the planning and design principles articulated by
the Volpe Working Group. Some of the images and
drawings included are the work of Michael Dennis
& Associates on behalf of the Volpe Working Group.
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Planning Principles

A successful urban development plan equally
celebrates buildings and open space. Buildings
in which people live, work, and play should be
graceful, elegant, and welcoming in themselves,
and should contribute to the grace, elegance, and
welcome of the streets, squares, plazas, and parks

whose edges they define.
1. Civic Life

The varied size, scale, and type of open spaces
the Volpe
Plan will provide a very intentional mix of civic

planned throughout Development
experiences - from busy urban street, to wide
tree-lined street, to the dense tree canopy of
a linear urban passageway, to the perimeter
landscape of the new Volpe Building, to four public
parks - the variety of these urban space types will
contribute to the permeability and urbanity of East

Cambridge.
2. Connectivity & Permeability

By establishing a block size and street pattern
that is responsive to the surrounding street grid,
the future development of the Volpe site will weave
seamlessly into the urban fabric of Cambridge.
Street widths, open spaces, building scale and
the mix of residential and commercial uses will
all serve to connect future development to the
communities of East Cambridge, Wellington-
Harrington, The Port, and MIT to the Kendall
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Square T, neighborhood amenities, the Broad
Canal, open space, and the waterfront.

3. Activation

The proposed extent and location of publicly
beneficial open space, combined with significant
retail area targeted toward small, local businesses
and the combination of commercial and residential
buildings will all serve to activate the entire
district, providing enjoyment and recreation to
residents, neighbors, and visitors across multiple
timeframes. Various venues for gathering, the
arts, entertainment, recreation, and innovation
will create a place that fosters community and
opens up social and economic opportunities.

4. Inclusiveness

Diverse housing options, consumer services,

recreational amenities, multicultural
programming, and engagement among different
demographic groups will draw a broad range of
community members and provide opportunities
for companies and others in the innovation
community to reach out and provide benefits to the
broader public. MIT’s intention to incorporate the
Job Connector program as part of the Community
Centerwill encourage local residents to participate

in the local innovation economy.

DESIGN GUIDELINES

5. Comfort

The mix of uses and variety of landscape spaces
and street types proposed will all extend a sense
of welcome to residents, neighbors, and visitors.
Public pathways, recreational spaces, and
gathering areas will range in scale from intimate
to grand, offering niches for individuals, small
groups, and large gatherings.

6. Sustainability

The Volpe Development Plan commits to the design
of all buildings within the PUD-7 district to achieve
LEED Gold certification. The development will
have the largest number of all-electric residential
units in the region with zero on-site emissions to
support a net-zero carbon future. An integrative
sustainable design process will be utilized to
ensure that best practices will be employed in the
design of exterior envelopes, building energy and
water-use systems, site planting, and site storm
water management systems.



Figure 2: Volpe Working Group - Planning Principles
*IMAGES AND SKETCHES FROM MICHAEL DENNIS & ASSOCIATES (MODIFIED)
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Design Principles

The framework established by this Development
Plan for the massing and articulation of its open
spaces and buildings will reinforce the successful
weaving of the master plan into the fabric of
Kendall Square and East Cambridge.

1. Buildings that Frame the Public Realm

Buildings and urban open space jointly define
the quality and character of the public realm of
cities. They are the specific built manifestation
of urban design principles. The public realm of
a city becomes inviting and welcoming when its
buildings and open spaces exist in equilibrium,
each contributing equally to the definition and
charm of the other.

2. Vegetative Cover to Reduce Heat Island Effect

Significant green spaces will lead people into and
through the neighborhood, taking advantage of
both sun and shade. Shade from the canopy of
trees — more than 200 new trees will be planted
- will further temper the pedestrian environment,
particularly by preserving and supplementing
existing mature trees along Loughrey Walkway/
Sixth Street Park and in what will become the new
Third Street Park.

DESIGN GUIDELINES

3. Facades Engage the Context

Buildings relate to human scale by means of
material selection, fenestration patterns and
construction details and articulation.  These
buildings will be specific to the context, climate,
and urban and solar orientations of their specific
sites. This is Kendall Square, in East Cambridge,
with a specific building history and tradition,
material and color palette, and organizational
composition.

4. Building Massing Responds to Open Space

A primary design goal of the Volpe Development
Plan is to create human-scaled streets and
open spaces and a district where the built form
contributes to an overall sense of place by simple,
shared urban design principles. The design
objective is outstanding architecture - innovative,
sustainable and tangibly part of Cambridge.

e Pedestrian Zone: The Volpe Development
Plan relies on two fundamental tenets to
enliven its streets and public places. First,
buildings will be built to the urban build-to
line, establishing a continuous streetwall that
connects the development to the surrounding
neighborhood. Second, the inclusion of largely
transparent retail, dining and recreation uses
at street level will serve to blur the boundary
between inside and outside, energizing both.



Buildings that Frame
the Public Realm

Vegetative Cover to Reduce
Heat Island Effect

a Facades Engage the Context

Building Massing Responds
to Open Space

Figure 3: Volpe Working Group - Design Principles
*IMAGES AND SKETCHES FROM MICHAEL DENNIS & ASSOCIATES
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Continuous retail, dining and entertainment
will line Broad Canal Way, Broadway and Third
Street.

Streetwall: Within the new buildings that
will comprise the Volpe Development Plan,
each building will be built to the build-to line
for approximately 80% of the length of its
facades, defining the urban streetwall up to
a height of approximately 85 feet above grade
for commercial buildings and approximately
45 feet for residential buildings. Floors within
this zone may utilize less overall transparency
than the retail and entry elements of the
pedestrian frontage zone, as they serve to
reflect the specific functional use of the
overall building and define the urban scale of
streets and open spaces.

Tower: Defining the majority of the building’s
presence above the streetwall zone, the
building tower participates at the scale of the
district and contributes to the sense of density
and vitality of the city. The Development Plan

DESIGN GUIDELINES

suggests that building towers are stepped
back from the streetwall zone by a minimum
of 10 feet over approximately 50% of the total
horizontal dimension of the streetwall, and
that they should be further broken down into
vertically articulated elements by the use of
additional plan offsets or reveals wherever
the overall horizontal facade length exceeds
100 feet.

Building Top: The building top operates on
the scale of the city and lends identity to the
building and its occupants and compositional
character to the profile of the city skyline. The
Development Plan suggests that building tops,
typically mechanical penthouses, be stepped
back from the plane of the building tower zone
by at least 5 feet.

In addition, the diverse sculptural forms of these
building tops afford an opportunity to establish an
identity for Kendall Square from a distance.



n Pedestrian Zone

E Pedestrian Zone

E Building Tower

E Building Tower

Figure 4: Volpe Working Group - Built Form
*IMAGES AND SKETCHES FROM MICHAEL DENNIS & ASSOCIATES
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A: Urban Structure
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The Neighborhood

Key to establishing connectivity to both the
existing network of streets and to the scale of the
surrounding neighborhood is the idea of breaking
up the superblock of the existing Volpe site. By
extending Fifth Street to connect Broadway to
Binney Street, the master plan re-establishes
both a neighborhood scale and an urban pathway
that has not existed for 50 years. By extending
Broad Canal Way deeply into the site as a multi-
modal, pedestrian-focused street, the plan gives
emphasis to the Broad Canal and increases
connectivity to the Charles.

Urban Design Goals

By planning for a diverse mix of uses, including
residential, lab and office, retail and community,
the Volpe Development Plan will become part of
the neighborhood and a piece of the city. Where
there is currently an isolated parcel, there will be
an extension of the existing fabric, in which the
edges between existing neighborhood and new
development are intentionally blurred.

Green Connections

The master plan’s highly interconnected and
differentiated network of public realm spaces- its
streets, squares, parks, and courts — constitute
the plan’s fundamental organizing principle. It
maximizes permeability for pedestrians, cyclists,

DESIGN GUIDELINES

workers, residents and neighbors. It emphasizes
both solar exposure and the development of a
long-term urban tree canopy throughout.

A series of significant open spaces establishes
a network that permeates the Volpe site while
being intentionally open along the site’s perimeter
- at Third Street Park, at Sixth Street Park, at
Community Center Park and at Binney Street
Pocket Park - creating urban green space that
is openly shared with neighboring buildings and
streets.

View Corridors and Landmarks

The public realm network of the master plan
has been intentionally designed to explode the
impermeable superblock of the existing Volpe site
and create and enhance a series of view corridors
into, through, and around the site. The most
significant of these will be the one which draws
the eye from the corner of Third and Broadway,
through Third Street Park, and through Community
Center Park, to the Volpe Art Lawn and the new
Volpe National Transportation Center.

Similarly, the introduction of Fifth Street,
connecting Binney Street to Broadway, will
provide a tree-lined street visually connecting the
neighborhood fabric of East Cambridge to Kendall
Square.

A. URBAN STRUCTURE
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The extension of Broad Canal Way as a pedestrian-
focused street across Third Street and into the
Volpe development site will serve to visually
connect the development to a unique urban
element of Cambridge and accentuate the
connection to the Charles.

Along the western edge of the site, Loughrey
Walkway will be enhanced by the adjacent Sixth
Street Park, preserving, emphasizing, and
embracing a beloved but somewhat hidden allée
within the city.

Street Typologies

The streets are designed to enhance public life
by constituting a continuous and welcoming
circulation network that is shaded, comfortable,
safe and lively. The streets, courts and squares
will support a wide range of outdoor uses, and they
will be enlivened by pedestrian-oriented functions
located in the ground floors of the surrounding
buildings. These spaces will create a varied yet
continuous public realm that gives the district
permeability, porosity, strong view corridors, and
a palpable and unique place identity. All streets
have been planned to support high-performance
street tree installation to insure the presence
of a long-term urban canopy, such that as the
development is built out and matures, it will attain
or exceed the city’s goals for continuous tree
canopy on its streets and open spaces. The site’s
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streets, squares, and parks will be public in use
and character.

The components of streets provide opportunities
to support local businesses through retail frontage
and spillover, while creating spaces for relaxation
and gathering and weaving the urban circulation
network through the fabric of the city. In order to
accommodate their varied functions, the streets
are to be developed as several different typologies,
as described below.

Commercial Street is typically characterized by
a consistent urban streetwall. A dense line of
street trees is intended to provide pedestrian scale
and ample shade for the active retail frontage,
and ground floor and streetscape design should
convey a transparent, urban commercial edge.
At Broadway, to develop resiliency against future
potential flooding, the building ground floor will
be raised in response to the City’s flood risk
guidelines. This is an opportunity for the Broadway
buildings to have elevated porches that provide
compelling retail premises, particularly for
food and beverage uses, with heightened sight
lines, robust outdoor seating and display areas.
Examples: Broadway; Binney Street.

Neighborhood Connector is a two-way
neighborhood street with active retail. Curb
lines and materials are to define distinct areas
of travel for pedestrians, bicycles and vehicles.
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The vehicular street width is to be consistent,
with asymmetrical planting, walkway and bicycle
zones. Example: Fifth Street.

Shared Street is a paved, multi-modal, pedestrian-
focused street that acts as both terrace and
promenade, blurring the edge between inside and
outside. Canopy trees are intended to provide a
ceiling for the street, bringing the scale down to
pedestrian life. It is intended to be a controlled
access street with active retail. The roadway
should be pedestrian-oriented, with flush curbs
and uniform materials creating a continuous
surface for free mobility along its entire length.
Example: Broad Canal Way. Broad Canal Way will
be one way west from Third Street to Fifth Street
and one way east from Kendall Way to Fifth Street.

MIT VOLPE FINAL DEVELOPMENT PLAN -

Residential Street will provide parking access
and curbside front door addresses to residential
buildings in the development. The street section
is to provide a wide continuous pedestrian
sidewalk with active curbs contributing to a quieter
residential feel. Example: Potter Street.

Shared Use Way serves multiple functions,
accommodating service traffic to adjacent
buildings and pedestrian connections. The
elimination of raised curbs and dedicated parking
zones is intended to emphasize the pedestrian
experience. Primary retail and active spaces at
building corners will enliven the street with music/
entertainment and inclusive public programming.
Examples: Kendall Way.
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MUNROE STREET

TWO-WAY COMMERCIAL STREET

TWO-WAY COMMERCIAL BOULEVARD

PEDESTRIAN PROMENADE

TWO WAY NEIGHBORHOOD CONNECTOR STREET

SHARED MIXED-USE STREET

PEDESTRIAN THRUWAY

TWO WAY RESIDENTIAL STREET

SHARED USE ALLEY

Figure A2: Street Typologies T ' @
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1. Third Street Park
2. Loughrey Walkway and Sixth Street Park
Figure A3: Conceptual Renderings
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Community Center Park

Broad Canal Way

Fifth Street and Broad Canal Way
Entertainment Venue

corw®
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N

Broadway
Potter Street
9. Binney at Third Street

®
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