












































































sjoseph
Typewritten Text
APPENDIX A



sjoseph
Typewritten Text
APPENDIX B

sjoseph
Typewritten Text









sjoseph
Typewritten Text
APPENDIX C









MXD INFILL DEVELOPMENT CONCEPT PLAN 253

ANTICIPATED PHASING PLAN WITH PUBLIC BENEFITS

PHASE 1 PHASE 2 PHASE 3 PHASE 4

COMMERCIAL BLDG. 
A (145 BROADWAY)

COMMERCIAL 
BLDG. B 

(325 MAIN STREET)

RESIDENTIAL SOUTH 
BLDG.

(135 BROADWAY)

COMMERCIAL BLDG. C 
(290 BINNEY STREET)

COMMERCIAL BLDG. D 
(250 BINNEY STREET)

COMMERCIAL GFA 441,614 385,423 0 409,500 444,776

RESIDENTIAL GFA 0 0 420,000 0 0

ACTIVE USE/RETAIL GFA 8,700 0 700 2,500 5,800

EXISTING GFA (78,636) (117,201) 0 0 (62,576)

NET NEW GFA 362,978 268,222 420,700 412,000 450,576

(OS) OPEN SPACE IMPROVEMENTS 6TH STREET CONNECTOR
E/W CONNECTOR  (W)

KENDALL PLAZA / KENDALL 
ROOF GARDEN AND PUBLIC 

TERRACE CONNECTOR

EVERSOURCE VAULT BUILD OUT
/ DANIEL LEWIN PARK IMPROVEMENTS

CENTER PLAZA & 
SOUTHERN E/W CONNECTOR 

CENTER PLAZA / NORTHERN AND 
SOUTHERN E/W CONNECTORS / 

PLAZA DRIVES / VAULT EQUIPMENT 
BUILD-OUT

INNOVATION SPACE AT 255 MAIN 60,496 44,704 0 0 0

VEHICLE PARKING 457 0 01

LONG-TERM BIKE PARKING 1342 1082 20 (STANDARD SELF PARK) 0 0

SHORT-TERM BIKE PARKING 342 472 20 (STANDARD SELF PARK) 18 (STANDARD SELF PARK) 18 (STANDARD SELF PARK)

CAMPUS VALET

BLUE BIKE STATION   23 (5)

MARKET RATE HOUSING 0 0 316,000 GFA 0 0

AFFORDABLE HOUSING 0 0 84,000 GFA 0 0

MIDDLE INCOME HOUSING 0 0 21,000 GFA 0 0

STATUS COMPLETED UNDER CONST. PLANNED PLANNED PLANNED

1,5841

610 4 (LONGTERM) EXCESS (SHORT TERM)

TABLE 9-1 GROSS FLOOR AREA

1.	 The Project Change proposes to relocate the approximately 1,170 existing above-grade parking spaces associated with the Blue Garage below-grade into in two, connected parking garages situated beneath Commercial 
Building C and Commercial Building D. The Project Change also proposes an additional 413 net new vehicle parking spaces to be accommodated within the new below-grade garage for a total of 1,584 vehicle spaces 
that will service Commercial Buildings C and D, and Residential Building South. Two existing above-grade parking garages shall be retained, with modifications as to provide more efficient self-parking striping and the 
provision of managed/valet spaces as approved by Concept Plan Amendment #1.

2.	 Reflects as-built bicycle parking for Commercial Building A, and approved bicycle parking for Commercial Building B, which is currently under construction. 

3.	 The Applicant intends to satisfy bicycle parking demand from the Residential Building South, Commercial Building C and Commercial Building D via a commercial bicycle valet. In accordance with Article 6.108.1 the 
Applicant therefore intends to seek a modification of bicycle parking requirements via special permit. To complement the services of the envisioned bicycle valet, the Applicant also seeks to deliver approximately 20 
traditional long-term bicycle parking spaces within the Residential Building South and 20 short-term bicycle parking spaces for Residential Building South, Commercial Building C, and Commercial Building D. The range 
of valet spaces illustrated (400-610) conveys the changing maximum capacities of the valet from its temporary premises within Commercial Building C to its permanent location within Commercial Building D. The Applicant 
also anticipates that the proposed bicycle valet will be able to offer short-term bicycle parking, subject to capacity utilization trends. The implications of applying the minimum bicycle parking requirements established by 
the City of Cambridge Bicycle Parking Guide to the Project are shown in Table 10 of the TIS Update Memo #2, Appendix B.”

4.	 14.52.6.2 (b) of the zoning ordinance allows the proposed valet to provide all of the Amendment’s proposed long-term bicycle parking via countercyclical bicycle parking.

5.	 14.52.6.2 (a) of the zoning ordinance allows each dock of a new provided public bicycle sharing station within 500’ of the lot to count for two required bicycle parking spaces.  
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PROJECT PHASING FORECAST

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

PHASE 1

PHASE 2    

PHASE 3

PHASE 4    

Commercial Building A

Commercial Building B

Residential Building South

Sub Station Fit Out

Commercial Building C

Commercial Building D P2 Open Space

Main St

Broadway

Am
es

 S
t

G
al

ile
o 

G
al

ile
i W

ay

Binney St

9. PHASING PLAN254

Since the Concept Plan Amendment #1 was approved in 2018, the Appli-
cant has completed construction of the commercial space and ground floor 
retail associated with the Commercial Building A (Phase I) at 145 Broadway. 
Commercial  Building has become Akamai’s new global headquarters, and 
provides 8,700 GFA of ground floor retail space. In conjunction with Com-
mercial Building A, the Applicant delivered enhancements to the 6th Street 
Connector, enhancements to the East/ West connector connecting Galileo 
Galilei Way to the West Service Drive, and the creation of 60,496 GFA of Inno-
vation Space located at 255 Main Street.

FIGURE 9.2PHASE 1

1.	 Timelines are estimates and subject to change in duration 
due to complex nature of multiple overlapping projects
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Since the Concept Plan Amendment #1 was approved in 2018, the Applicant 
has commenced construction of the commercial space and ground floor retail 
associated with Commercial Building B, with an estimated completion and 
Certificate of Occupancy in Q2 2022. The office space will operate as Google’s 
local headquarters on completion, and will be accompanied by approximately 
40,000 GFA of reconstructed retail delivered in the basement, ground floor, 
and second floor. The 325 Main Street site is bordered by Main Street to the 
south, 355 Main Street to the west, the Green Garage to the north, and the 
Kendall Plaza to the east. As part of delivery of the Phase 2 building—the 
Applicant is enhancing the Kendall Roof Garden and working closely with the 
Massachusetts Bay Transportation Authority (MBTA) to renovate the existing 
Kendall Northbound Headhouse. The remaining 44,704 GFA of Innovation 
Space will be provided in conjunction with the completion of Commercial 
Building B.

FIGURE 9.3PHASE 2

1.	 Timelines are estimates and subject to change in duration 
due to complex nature of multiple overlapping projects
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FIGURE 9.4

Will consist of both Commercial Building C and Residential Building South. 
The construction of these two components will require demolition of the 
existing above-grade Blue Garage to accommodate the relocation of the 
Eversource electrical substation. It is anticipated that construction of these 
two project components will start at different times due to on site logistics, 
relative complexity of each building, and market conditions, however the 
construction of the Residential South Building will precede or be concurrent 
with the construction of Commercial Building C. 

Phase 3 will also include the construction of a vault beneath the Center Plaza 
that will be used to house the electrical substation that will be completed 
as part of the subsequent Phase 4. While proposed project scheduling and 
sequencing is complex and remains subject to change, it is estimated that this 
phase carries an approximate duration of 4.5 years. 

PHASE 3

1.	 Timelines are estimates and subject to change in duration 
due to complex nature of multiple overlapping projects
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FIGURE 9.5

Will consist of the demolition of the existing building at 250 Binney Street 
and the construction of Commercial Building D. Phase 4 will also include the 
build-out of the electrical substation, completion of the Center Plaza, and the 
planned enhancement of the northern and southern East/West Pedestrian 
Connectors connecting the East Service Drive to the 6th Street Connector. 
Lastly, Phase 4 will include the conversion of the existing service drives to east 
and west “plaza drives”. While proposed project scheduling and sequencing 
is complex and remains subject to change, it is estimated that this phase 
carries an approximate duration of 6 years from completion of Phase 3.

PHASE 4

1.	 Timelines are estimates and subject to change in duration 
due to complex nature of multiple overlapping projects



APPENDIX E:  Transportation Mitigation and Monitoring Program 
 

Cambridge Planning Board Special Permit PB-315, Amendment #2 Page 1 of 5 
 

Mitigation Phasing 
 
Bluebikes Stations. Finance the purchase and installation of either A.) Two 
(2) 19 dock Bluebikes stations or B.) One (1) 27 dock Hubway station and 
expand the existing Binney Street station to a 27 dock station. The City and 
BP shall identify mutually acceptable location(s) for the Hubway station(s). 

 

Initial payment for equipment to be made to the 
City before the first Building Permit, excluding 
Demolition permits. Completed prior to 
Amendment #2. 

 
Sixth Street Connector Pathway Improvement. Improve the Sixth Street 
Connector Pathway by providing separated pedestrian and bicycle facilities 
while maintaining the mature trees along the existing pathway. The design 
of the pathway shall be approved by the Community Development 
Department, Department of Public Works and Cambridge Redevelopment 
Authority, and shall align with the future cycle track on Ames Street. As 
currently maintained today, the Applicant shall be responsible for 
maintaining the Sixth Street Connector pathway for bicycles and pedestrians. 

 

Construction to be completed prior to the 
issuance of the Occupancy Permit for the first 
Commercial building constructed. Completed 
prior to Amendment #2. 
 
Maintenance of pathway to be ongoing. 

Wayfinding and Real-time Transit and Bluebikes screens. Provide real-time 
transit screens in the public plaza framed by the Marriott Hotel and 50 
Broadway, and 255 and 325 Broadway on Parcel 4. Transit screens shall also 
be provided in lobbies of new commercial buildings. 

Prior to the issuance of the 
Occupancy Permit for the first 
Commercial building 
constructed. Completed prior to Amendment #2. 

 
 
Grand Junction. The Applicant shall continue to cooperate and coordinate 
with the City and CRA on the Grand Junction pathway connections at 
intersections. 

 

Ongoing. 

Bluebikes Maintenance and Operations. Pay ongoing annual operations and 
maintenance fees to the City for the Bluebikes Station(s). 

Annual operations and 
maintenance fees shall be paid 
to the City before June 1st in the 
year the Bluebikes Station is 
expected to be installed, and 
ongoing before June 1st 
annually. 
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Cambridge Planning Board Special Permit PB-315, Amendment #2 Page 2 of 5 
 

Mitigation Phasing 
 
Kendall Square Transit Enhancement Program (KSTEP). As described in the 
Transportation Impact Study (TIS) and Planning Board Special Permit 
application, the Applicant will provide funding for the KSTEP Fund through 
an initial payment in the sum of six million dollars ($6,000,000). The City and 
KSTEP Working Group shall meet to decide on funding allocations, as defined 
in the KSTEP MOU. Potential transit mitigation may include: MBTA Red Line 
Kendall Square improvements, Kendall Station/Kendall Square Connection 
Enhancements, MBTA Red Line Service Modernization Improvements, Long- 
Range Feasibility Investigations, proposed MBTA Bus and EZRide Shuttle 
Improvements, such as 2-3 years net operational cost of a bus route linking 
Sullivan Square with Kenmore Square via Lechmere and Kendall stations.   
 
For Phase 3 and Phase 4, through the MEPA agreement with the 
Massachusetts Secretary of Energy and Environmental Affairs, Boston 
Properties and the Cambridge Redevelopment Authority will be jointly 
contributing $1,100,000 toward the Kendall Square Transit Enhancement 
Program (KSTEP) as mitigation for the additional 800,000 sf of development 
and associated 2,240 new daily transit trips. 

 

Phasing for the $6,000,000 contribution shall be 
as described in the MOU. Completed prior to 
Amendment #2. 
 
The remaining $1,100,000 contribution shall be 
provided upon the issuance of a Building Permit 
for Commercial Building D in Phase 4. 

 
Maintain sidewalks and protected bicycle facilities (i.e. cycle tracks) on 
Binney Street and Galileo Galilei Way between/including 6th Street and 
Main Street, and Broadway between/including Ames Street to Galileo 
Galilei Way. The Applicant shall be responsible for maintenance such as, 
debris, snow and ice removal, crack repair, etc. 

 

Ongoing following construction 
of the cycle tracks. 
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Cambridge Planning Board Special Permit PB-315, Amendment #2 Page 3 of 5 
 

Mitigation Phasing 
 
100% Design and Reconstruction of Binney Street and Galileo Galilei Way 
between Sixth Street and Broadway, including improvements at the 
intersection of Galileo Galilei Way/Broadway and respective approaches. 
Based on the 25% streetscape redesign plans currently underway by the CRA for 
Binney Street and Galileo Galilei Way, the Project should advance the 25% plans 
to 100% and build the street layout as designed in the ALTA plans along Binney 
Street/Galileo Galilei Way between 6th Street and Broadway. The plans will 
include items such as, traffic signal equipment and timing, real-time vehicle/bike 
count stations, continuous separated bike lanes (cycle tracks), safety 
improvements to approaches to the major cross streets and potential bus 
priority treatments. The Binney/Galilei Way/Broadway signal improvements may 
include new mast arms, signal controllers, audible pedestrian signals (APS), 
vehicle detection (loops or other technology) and real time vehicle and bike 
count station to include vehicles and bikes traveling north, south, east and west. 
The street layout is more specifically defined as including the following 
elements: 
 
Surface Elements: 

• Sidewalks – fully ADA compliant (both sides of the street) 

• Cycle Tracks – asphalt – evaluate porous asphalt (both sides of the street) 

• Resetting and replacing Granite curbing as necessary (both sides of the street) 

• Roadway reconstruction – potentially full depth (City Standard base course + 
Asphalt) curb to curb, depending on condition of the streets and the grading 
changes. 

• Potential removal of median. 

• Planting areas and street trees, depending on available space. 

• Evaluate and install irrigation, depending on extent of plantings. 

• Bus shelter, benches and trash cans 
 
Utility Elements: 

• New catch basins, manholes and laterals. Infiltrating catch basins will need to 
be evaluated. 

• Existing private utilities may have to be lowered, relocated or upgraded. 
These would not be at the expense of the permittee, but the permittee would 
need to coordinate their work. 

• Street lighting – if the area has older-style Kendall Square lights, they will 
need to be replaced with the type of lights used on Main Street – 1907 
(roadway scale lighting) and Se’Lux (pedestrian scale lighting) light fixtures. 
Reuse or provide new conduit, control box and hand holes as necessary. 

• Traffic signals – Gallileo / Broadway, Binney / Galileo / Fulkerson, and Binney 
/ Sixth intersections will need to be replaced and/or reconfigured. 

 
The permittee will cooperate with the City if the design requires changes to the 
streetscape/sidewalk edge, including over the property line if necessary. 
 
The applicant will provide restriping, bicycle lane markings, and reflective pylons 
on both sides of the street along Galileo from Broadway to Main Street to 
facilitate the roadway-level connection for bicycles between the intersections of 
Broadway and Galileo and Main and Galileo. 
 

100% design shall be completed 
prior to issuance of a Certificate 
of Occupancy for the first 
Commercial Building 
constructed. Completed prior to Amendment #2. 
 
Construction shall be completed prior to the 
issuance of a Certificate of Occupancy for 
Commercial Building D in Phase 4. A Certificate of 
Occupancy may nonetheless be issued prior to 
completion of the reconstruction work if, in 
TP+T’s view, the work has either been 
substantially completed or has been delayed due 
to circumstances outside the control of the 
developer. 
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Cambridge Planning Board Special Permit PB-315, Amendment #2 Page 4 of 5 
 

Mitigation Phasing 
 
MBTA Red Line Station on North Side of Main Street. The Applicant should 
construct no more than $400,000 in improvements to the MBTA Red Line 
Outbound Station on the north side of Main Street. These improvements 
shall be based on the MBTA’s state of good repair needs assessment and 
shall include items such as safety and accessibility improvements, head 
house and platform flooring, walls and ceiling conditions, drainage, real-time 
transit screens on the outside (sidewalk side), climate resiliency, wayfinding, 
aesthetics improvements, etc. Any feasible platform improvements should 
also not be precluded, including measures that may improve 
boarding/alighting from trains which may benefit train dwell 
times/headways/frequency/reliability. 

 

The improvements shall be completed prior to an 
issuance of a Certificate of Occupancy for the first 
commercial building in Phase 3. An Occupancy 
Permit may be issued prior to completion of 
this work, as approved by the city, such as if the 
work is substantially completed or work is delayed 
due to circumstances which are out of the control 
of the developer. 

 

 
Loading Dock/Residential Move-In/Move-Out Traffic Management Plan. 
The Permittee shall provide a loading dock/resident move-in/move-out, and 
traffic management plan for City approval. The Property Owner shall 
monitor operations and if the operations cause issues on public users and 
infrastructure (e.g., vehicles blocking other users or parking illegally) then BP 
will work with the City to resolve it. 

 

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

 
Transportation Monitoring. The Permittee 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. 

 
Automobile Parking. TP+T supports the proposed Parking plan for the 
demolition of the Blue Garage and construction of up to 1,584 parking 
spaces below 250 and 290 Binney Street. The parking will meet the zoning 
parking requirements which include 0 minimum and a maximum 0.9/space 
per 1,000 sf for Office/R&D uses, minimum 0.4 and maximum 0.75 spaces 
per unit for residential, and 0 minimum and maximum 0.5 spaces/1,000 sf 
for retail uses.  
 
The total maximum parking supply for KSURP, including managed parking 
spaces, will be 3,750 spaces. 

The Parking garages shall be constructed with the 
250 and 290 Binney Street buildings and should 
be completed prior to the issuance of the 
building’s occupancy permits.  
 
Boston Properties shall monitor real-time parking 
utilization of the garages, monitor long-term 
trends and provide annual parking and monitoring 
data to the City. 

 

 
Electric Vehicle Supply Equipment. To align with recent requests from the 
City Council for electrical vehicle charging in development projects, BP will 
install EVSE in 25% of spaces, or one dual-head Level 2 charger for every two 
vehicles served, or approximately 198 dual-head Level 2 chargers serving 
approximately 396 vehicles at 250 & 290 Binney Street. The remaining 75% 
of spaces will be EV-ready (wiring installed to, in the future, support 
installation of an additional one dual-head Level 2 chargers for every 2 
vehicles served, approximately 594 chargers at 250 & 290 Binney Street. In 
addition, the project will ensure sufficient capacity in electrical panel and 
transformer to support future installation of chargers serving all 1,584 
spaces.  
 

25% of spaces to have EVSE upon occupancy of 
the 250 & 290 garages as they come on-line, plus 
remaining 75% of the spaces will be EV-ready.  
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Cambridge Planning Board Special Permit PB-315, Amendment #2 Page 5 of 5 
 

Mitigation Phasing 

100% Design and Reconstruction of Binney Street between Fifth and Sixth 
Street. Boston Properties shall contribute $3,500,000 to fund the design and 
reconstruction of Binney Street between Fifth and Sixth Street.  
 

The funds will be made available by Boston 
Properties to a party jointly designated by the City 
and the Cambridge Redevelopment Authority 
following the issuance of any commercial building 
permit utilizing 800,000 sf of the Utility Project 
GFA within 90 days of its request. 
 

 
Loading Dock and Traffic Management Plan. The Permittee shall provide a 
loading dock and traffic management plan for City approval. The Property 
Owner shall monitor operations and if the operations cause issues on public 
users and infrastructure (e.g., vehicles blocking other users or parking 
illegally) then BP will work with the City to resolve it.  
 

Prior to the issuance of a Certificate of Occupancy 
of each commercial building and ongoing. Plan 
may be later amended with TP&T approval.  
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8.0 INTRODUCTION
This section presents the Project’s overall approach to sustainability and 

addresses the specific areas of the topic, per Article 14.74. 

CHAPTER UPDATES

The following section summarizes minor refinements to this Chapter since 

the Concept Plan Amendment #1. There have been no significant changes 

to the Project’s sustainability approach since the Concept Plan Amendment 

#1. 

• Commercial Building A: Since the Concept Plan Amendment #1 was 

approved Commercial Building A was certified as New England’s first 

LEED v4 Platinum building.

• LEED V4 Gold: In accordance with Article 22.20, all the remaining 

Project Components (Commercial Building B, Residential Building South, 

Commercial Building C and Commercial Building D), are being designed 

to achieve a Version 4 Leadership in Energy and Environmental Design 

(LEED®) Gold level or better.

• Preliminary Energy and Greenhouse Gas Study: The preliminary 

energy analysis and GHG study have been updated to reflect the as-built 

conditions associated with Commercial Building A at 145 Broadway, and 

the proposed conditions associated with Commercial Building B at 325 

Main Street. Additionally, the results have been updated to reflect the most 

recent energy analysis for the proposed Residential Building South at 135 

Broadway, Commercial Building C at 290 Binney Street, and Commercial 

Building D at 250 Binney Street.

MXD INFILL DEVELOPMENT CONCEPT PLAN 239
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8.1  APPROACH TO SUSTAINABILITY

Sustainable principles are integral to the Project’s design. Viewed through a land use planning lens, the sustainability approach includes repurposing previously 

developed land rather than building on untouched land, as well as locating new development within a high-density urban area with excellent access to public 

transportation, pedestrian circulation systems and a robust bicycle network. New commercial and residential space will be located on previously developed 

sites which will allow the Project to achieve energy savings associated with lower embodied energy and reduced Greenhouse Gas (GHG) emissions through 

the construction process. 

A key component of the Project Change includes the demolition of the existing Blue Garage to accommodate the relocation and construction of a below-grade 

Eversource electrical substation that will serve the Cambridge community and improve the resilience of the area electrical grid for decades to come. The 

demolition of the Blue Garage will also enable the opportunity to construct the approximately 56,000 square foot Center Plaza at the heart of the North Parcel, 

resulting in an increase of more than 30,000 square feet of open space compared to the Concept Plan Amendment #1. 

As a Transit Oriented Development (TOD), the Project will integrate into the existing public transportation and mode share infrastructure to further reduce 

traffic and indirect air emissions, including mobile source GHG emissions. TOD is environmentally, economically, and socially sustainable; it promotes greater 

accessibility, walking and biking, healthy lifestyles; and increased value for property owners, businesses, local governments, transit authorities and residents. 

The Project will promote the design and construction of high-performance, green buildings through an integrated design approach where all project disciplines 

are engaged early and throughout the design process to meet sustainability goals. The Project’s design will prioritize sustainability as a core strategic imper-

ative and will implement state-of-the-art high performance green building technologies, construction, and operating procedures. Sustainability planning with 

an integrated design team during conceptual design will establish a pathway to Gold-level certification under the LEED v4 rating system. The project design 

teams will use iterative energy modeling and life cycle analysis to consider the long-term value of sustainable property investment decisions. 

The integrated design approach will address best practices in energy and emissions, water management, reduced urban heat island effect (cool roofs), energy 

use monitoring and rooftop mechanical equipment noise mitigation, as set forth in Article 14.74. The Applicant is looking beyond these zoning requirements by 

addressing climate change preparedness, implementing sustainable tenant guidelines, and considering the health and wellness of its future occupants and 

users through the potential use of the WELL Building Standard® (WELL) design and operation principles.  

Furthermore, the Applicant will work with its design teams to evaluate and incorporate, where feasible and reasonable, strategies that support the Cambridge 

Net Zero Action Plan. Refer to Appendix B for Net Zero Narratives for Residential Building South at 135 Broadway, Commercial Building C at 290 Binney Street, 

and Commercial Building D at 250 Binney Street.

8.2  ENERGY CONSERVATION APPROACH

Buildings are significant consumers of energy and building mechanical and electrical systems are the chief consumers within any building. The Project 

Components will be designed to be energy-efficient, green buildings, and renewable energy strategies will continue to be evaluated as the design evolves and 

will be included in each Project Component’s design review submission. The Applicant proposes that for each square foot of solar-ready rooftop provided, a 

square foot of occupiable green roof be permitted as exempt GFA (a 1:1 ratio). Renewable energy credits can also be purchased on a building-by-building 

basis to support off-site renewable energy production and offset non-renewable electricity use on site.
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8.2.2 DESIGN STAGE - REDUCE ENERGY DEMAND

Success in reducing energy demand from these systems follows a four-step 

approach. This basic approach will be followed for each Project Component.

• Step 1 - Reduce Demand: Challenge assumptions to right size equipment, 

reduce plug and lighting loads, and improve the building shell.

• Step 2 - Harvest Site Energy: Orient the building to maximize passive solar 

and daylighting opportunities. Harvest waste energy on site through heat 

recovery and other means.

• Step 3 - Maximize Efficiency: Beyond simply reducing loads, use efficient 

equipment to maximize benefit.

Commercial Building A and Commercial Building B were permitted under and 

exceeded the previous Massachusetts Stretch Energy Code requirement to 

show at least 10 percent overall reduction in energy used as compared to 

the ASHRAE 90.1-2013 Appendix G code compliant baseline model with the 

inclusion of two additional efficiency measures per IECC 2015 section C406.1. 

Commercial Building C, Commercial Building D, and Residential (South) will be 

permitted under the new Massachusetts Stretch Energy Code requirement to 

show at least a 10% EUI reduction, either in site or source energy, compared to 

the baseline building as per ASHRAE 90.1-2013 Appendix G with the inclusion 

of at least three additional efficiency measures per IECC 2018 section C406.1 

in both the baseline and proposed cases.

In accordance with Article 22.20, all new project buildings will also meet 

the LEEDv4 minimum building performance requirement of a two percent 

improvement in energy cost for core and shell projects and a five percent 

improvement in energy cost for residential new construction projects when 

compared to a baseline building performance as calculated using the 

rating method in Appendix G of ANSI/ASHREA/IESNA Standard 90.1-2010 

improvement in energy cost for core and shell projects and a five percent 

improvement in energy cost for residential new construction projects when 

compared to a baseline building performance as calculated using the rating 

method in Appendix G of ANSI/ASHREA/IESNA Standard 90.1-2010

• Step 4 - Efficient Operations and Maintenance: Building commissioning, 

training of staff, and ongoing preventative maintenance, combined with 

monitoring of on-going performance will be implemented to ensure energy 

efficiency gains are realized.

8.2.3 DESIGN STAGE – SET ENERGY TARGETS 

AND MODEL

These energy conservation targets are met by the selection of efficient 

building systems, equipment, and a lighting power density that is below 

code. Additionally, an improved building envelope design is required. The 

design teams will develop whole building energy models to demonstrate the 

expected energy performance of each designed building.

A variety of Energy Conservation Measures (ECM) will continue to be evaluated 

as design progresses. ECM’s to be considered include, but are not limited to, 

the following:

• High-performance mechanical systems, including chilled beams in  office 

and laboratory spaces. 

• High-performance building envelope

• Reduced window-to-wall ratio

• Reduced lighting power density

• Building orientation and window locations shall be suited for improved 

energy efficiency

• Cogeneration 

• Rooftop Solar PV

• Energy Star appliances and equipment

• Occupancy and daylight sensors and controls

• Demand Response / Peak Load Reduction / Smart Grid Compatibility

8.2.1 REGULATORY CONTEXT
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A preliminary energy analysis and GHG study was completed for each Project 
Component. The summary of findings is represented in the Preliminary Energy 
Analysis and Greenhouse Gas Study shown on the opposite page.

COMMERCIAL BUILDING A - 145 BROADWAY

Based on as-built design strategies, the estimated energy use reduction for 
the commercial building is approximately 12.1 percent, which equates to a 
11.6 percent reduction (177 metric tons per year) in stationary source CO2 
emissions when compared to the Base Case. Key energy savings features 
include improved glazing properties, improved roof and wall insulation, 
improved lighting power densities, variable volume condensing water pump, 
a high efficiency domestic water heater, and a high efficiency gas boiler, 
chiller beam system. Commercial Building A was New England’s first LEED V4 
Platinum Certified building.

COMMERCIAL BUILDING B - 325 MAIN STREET

Based on building currently under construction, the estimated energy use 

reduction for the new commercial building is approximately 15.40 percent, 

which equates to a 13.1 percent (245 metric tons per year) reduction in sta-

tionary source CO2 emissions when compared to the Base Case. Key energy 

savings features include improved glazing properties, interior lighting power 

density reduction, high-efficiency active chilled beam system, high-efficiency 

gas-fired condensing boilers, variable volume hot water and chilled water 

pumping systems, and high-efficiency centrifugal chillers.  

RESIDENTIAL BUILDINGS SOUTH – 135 BROADWAY

Based on preliminary design strategies being considered, the estimated 
energy use reduction for residential building is 21.4 percent, which equates to 
a 17.2 percent reduction (193 metric tons per year) in stationary source CO2 
emissions when compared to the Base Case. Key energy savings features 
include improved glazing properties, improved roof and wall insulation, 
improved lighting power densities, high efficiency heat pumps, high efficiency 
ventilation systems, and a high efficiency gas boiler. 

8.2.4 OPERATIONS STAGE BUILDING COMMIS-

SIONING

In addition, building commissioning will be conducted prior to and during 
occupancy to ensure the building systems are operating efficiently and as 
designed. Tenant green building guidelines will engage and educate building 
users and influence occupant behavior toward more energy (water and 
material) efficient practices.

COMMERCIAL BUILDING C (290 BINNEY)

Based on preliminary design strategies being considered, the estimated 
energy use reduction for the new commercial building is 43.2 percent, which 
equates to a 35.8 percent reduction (3,499 metric tons per year) in stationary 
source CO2 emissions when compared to the Base Case. Key energy 
savings features include improved glazing properties, improved roof and wall 
insulation, improved lighting power densities, variable speed hot water and 
chilled water pumping systems, high-efficiency centrifugal chillers, energy 
recovery for ventilation systems, and high-efficiency gas-fired condensing 
boilers.

COMMERCIAL BUILDING C (290 BINNEY)

Based on preliminary design strategies being considered, the estimated 
energy use reduction for the new commercial building is 43.2 percent, which 
equates to a 35.8 percent reduction (3,499 metric tons per year) in stationary 
source CO2 emissions when compared to the Base Case. Key energy 
savings features include improved glazing properties, improved roof and wall 
insulation, improved lighting power densities, variable speed hot water and 
chilled water pumping systems, high-efficiency centrifugal chillers, energy 
recovery for ventilation systems, and high-efficiency gas-fired condensing 
boilers.
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The Applicant has a robust internal program for tracking building energy use over time, using Energy Star Portfolio Manager and other tools. In addition, the 
Applicant has committed to reducing average building EUI by 15 percent, and is currently a strong supporter of the City’s Building Energy Use Disclosure 
Ordinance. 

The Applicant will implement a Measurement and Verification (M&V) plan that will utilize the base building energy management system to monitor operation of 
equipment or systems that are not already directly metered for electric or gas use. Core and shell projects will include a centrally monitored electronic metering 
network in the base building design that is capable of being expanded to accommodate and document the future tenant sub-metering. 

In compliance with the Cambridge Building Energy Use Disclosure Ordinance, Chapter 8.67 of the Municipal Code, the Applicant will report energy use.

8.2.6 ON-SITE CLEAN/RENEWABLE ENERGY GENERATION 

Commercial Building A includes a roof-mounted solar array that is anticipated to be capable of producing enough energy to equal at least one percent of the 

building’s annual energy consumption. Commercial Building B is currently planning to install a roof-mounted solar array.

The remaining Project Components will be constructed to be solar-ready, including designing the roof structure to support the weight and wind loads associated 

with solar energy collectors as well as providing space to accommodate associated infrastructure, including conduit to the roof and space in the electrical 

room for an inverter. Each building will be individually analyzed for solar opportunities as the design develops. In addition, innovative strategies such as solar 

roadways will be considered. A solar-ready roof assessment has been provided as part of the Net Zero Narratives in Appendix B for Residential Building South 

at 135 Broadway, Commercial Building C at 290 Binney Street, and Commercial Building D at 250 Binney Street.

TABLE 8-1 PRELIMINARY ENERGY ANALYSIS AND GREENHOUSE GAS STUDY

8.2.5 OPERATIONS STAGE ENERGY TRACKING AND MONITORING
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ENERGY CONSUMPTION (MMBTU/YR) CO
2 
EMISSIONS (TONS/YR)

PROJECT COMPONENT BASE CASE DESIGN CASE PERCENT 

SAVINGS

BASE CASE DESIGN CASE PERCENT REDUC-

TION

Commercial Building A – 145 Broadway 23,0671 20,281 12.1% 1,533 1,356 11.6%

Commercial Building B – 325 Main Street 21,50111 18,196 15.4% 1,864 1,619 13.1%

Residential Building (South) – 135 Broadway 18,4442 14,506 21.4% 1,122 929 17.2%

Commercial Building C – 290 Binney Street 134,6602 76,504 43.2% 9,762 6,263 35.8%

Commercial Building D – 250 Binney Street 176,6712 104,930 40.6% 12,869 8,641 32.9%

Tons/yr =  tons per year

1. Commercial Building A and Commercial Building B reflect the final energy code energy model results that were approved during the building permit application for each building. Both Commercial Building A and 

Commercial Building B were permitted under the previous iteration of the Massachusetts energy code.

2. The base case has also been updated to reflect the most recent building code to ASHRAE 90.1 2013 with Massachusetts amendments.



8.3  WATER CONSERVATION

The Project will reduce overall potable water use and reduce wastewater generation compared to a conventional development through installation of low-flow 

plumbing fixtures and high-efficiency irrigation systems. All Project Components are currently targeting a minimum 30% water use reduction compared to 

conventional plumbing fixtures (per Energy Policy Act of 1992 fixture performance requirements). 

The landscape design will incorporate native and adaptive vegetation and the design of the irrigation system will target, at minimum, a 50% reduction in 

potable water use when compared to a mid-summer baseline through the use of high-efficiency irrigation systems with controllers and moisture sensors. Non-

potable water use strategies, such as rainwater reuse will be considered for irrigation. In addition, the landscape design will consist mostly of local, drought 

resistant species to minimize or eliminate the need for irrigation over the lifetime of the Project. Landscape areas will be designed to hold as much rainwater 

as practicable. The Applicant is also considering the use of rainwater capture for irrigation and the incorporation of green roofs and rainwater harvesting tanks 

for each individual building design. 

Each Project Component will largely maintain the existing site drainage, replacing existing impervious rooftop and hardscape in kind on-site. The Project will 

be required to mitigate stormwater runoff to comply with City and MassDEP standards. Stormwater infrastructure will be designed and installed for each Project 

Component to reduce the runoff discharge rate and improve the quality of the runoff to the City’s stormwater system and the Charles River basin.

8.4 RECYCLING AND SOLID WASTE MANAGEMENT

Recycling and reuse programs will be developed and implemented by all construction contractors to reduce the amount of waste that is sent to landfill 

throughout construction. Prior to the start of construction, the construction management team will prepare and submit a Construction Waste Management plan 

which will be implemented on site. A minimum of 75% of C&D waste will be diverted, as required by Massachusetts’ law.

Storage of collected recyclables will be accommodated on the ground floor of the new buildings in a designated recycling area. A contracted waste manage-

ment company will collect the recyclables on a regular basis. It is anticipated that approximately 100% of paper, corrugated cardboard, glass, plastic and metal 

would be recycled during operations. The Tenant Design and Construction Guidelines (discussed further below in Section 8.8) will include strategies to reduce 

waste through recycling and reuse programs.

In partnership with our vendors and tenants, BXP has implemented best practices for waste management, including single-stream recycling, composting, and 

e-waste programs for tenant solid waste in all of our regions. As a result, 54.9% of office waste by weight is recycled or composted across our portfolio, which 

is a 53% increase since 2008.

The Applicant will work closely with future tenants to promote responsible waste management practices, including haul trip optimization and composting 

at cafés and restaurants. Additionally, the Applicant will work with future tenants to ensure that they have signage and receptacles, and the building has 

designated central compost bins with frequently scheduled pickup. 

8.5  REDUCE HEAT ISLAND EFFECT
Over the design life of the Project, climate change is expected to significantly increase the duration and frequency of heat waves. The anticipated change 

in average temperatures is exacerbated by the development density of Cambridge, which results in urban heat island effect. In an effort to mitigate urban 

heat island effect, the Applicant is considering a number of site and building design strategies, including light colored roof materials, light colored hardscape 

materials, landscaped areas, and green roofs.
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8.6 RESILIENCY IN BUILDING DESIGN
The Applicant has studied the vulnerability of the infill development sites for the potential of precipitation-based inland flooding events. Potential building design 

resiliency measures being considered include limiting basement areas, and other improvements that may mitigate potential flooding. Additionally, ground floor 

finish elevations for all Project Components will be raised to the greatest extent possible to reduce the risk of internal flooding. Flood-resilient materials will be 

specified for first floor uses, where practicable. 

Flood prevention techniques could include: sealed wall penetrations for cable and electrical lines; watertight door barriers; septic line backflow prevention 

valves, sump pumps, and discharge pumps—all of which could be connected to auxiliary external generator connections or resilient backup power. In addition, 

the Project is anticipated to include green roofs/roof gardens and roofing membranes with high SRI to reduce the volume of storm water runoff and reduce solar 

heat gain/minimize air conditioning loads, respectively. Additionally, high-performance curtain wall is being considered to maximize views and daylighting of 

interior spaces, thus reducing overall lighting loads and associated internal heat gains, which has a direct impact on the space cooling load. As the climate 

change analysis shows, the rising temperature increases the space cooling demand in the Cambridge climate; therefore, any strategy that can reduce the 

space cooling demand is considered an adaptive strategy for climate change.

The Project’s climate change mitigation includes the incorporation of several ECMs to reduce GHG emissions associated with energy use beyond what is 

required by Code. (Refer to Appendix B for further details on such measures.) Some of these measures can also be considered adaptive design approaches 

to mitigate the potential impacts of climate change on the Project. These GHG emissions mitigation and climate change adaptation measures are considered 

mutually re-enforcing and, therefore, cannot be considered in isolation. As an example, the window area in the Residential Building South will be designed 

at an appropriate ratio to reduce energy use while still providing enough daylight and opening area for natural ventilation. This is an adaptive strategy in 

response to potential future increases in mean temperature. Other climate change adaptive strategies considered will include improved envelope insulation 

and high-performance glazing in response to increasing temperatures. The design team will continue to investigate the feasibility of renewable energy sources 

and highly energy-efficient technologies, such as solar PV, air-source heat pumps and water-source heat pumps. As climate change is not limited only to 

temperature increase, but may also include flooding, intensified downpours, and/or hail events, the design team will continue to consider ways in which the 

architectural elements selected for the Project can reduce the vulnerability to these extreme events.

Site landscaping will be designed with tree canopy cover, low-level plantings, discontinuous impervious covers, reflective materials and permeable pavements 

in an effort to reduce the capture of energy from sunlight while promoting evaporation and plant transpiration. The construction of the new Central Plaza will also 

result in an increase in vegetated area that will not only reduce the increased heat associated with heat island effect, but will provide for a more comfortable 

pedestrian environment. 

8.5.1 SITE DESIGN

8.5.2 BUILDING DESIGN

To further reduce the heat island effect and mitigate storm water runoff, the Applicant is exploring the use of green roof cover, where feasible. Vegetation and 

shading structures will also be employed to shade buildings and outdoor spaces, where possible. The roof membrane on all Project Components will be a 

high albedo roof product, excluding any green roof areas. All vehicle parking supporting the Project will be below-grade, greatly reducing the uncovered and 

impervious surface area needed for the Project’s required parking. 

The Applicant understands the City Council approved a zoning petition on May 3, 2021 that would require installation of green roofs, or BioSolar roofs on future 

construction and significant rehab of buildings that are 20,000 square feet and larger. The Proponent will take this requirement into account as the design 

advances for the remaining phases of the Project. 
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On-site renewable energy, and a district energy network also provide opportunities for added resiliency during periods of power loss during storms. While 

the KSURP area is served by underground utility power lines and gas mains, and as such, is not normally effected by storms that disrupt power or gas 

transmissions, according to Massachusetts Department of Energy Resources (DOER), the Kendall Square Cogeneration Station (the “Cogeneration Station)”) 

has been registered by the ISO-NE as a black start generation asset that can operate in island mode to provide both electricity to the Cambridge grid and 

thermal energy to the KSURP area in the event of a grid outage. 

On-site combined heat and power (CHP), or solar PV, generally will operate in phase with the incoming utility power, and needs incoming power to synchronize 

phase delivery. In “island mode”, generators and CHP systems can be made to operate independently of the grid and self-synchronize power phasing with 

on-site solar. However, this approach is normally used in large-scale shelter locations only, when long-term operation may be needed to protect a group of 

people.  

In most cases, the proposed commercial buildings will shut down and send occupants home in storm-related power failure scenarios. Any generators provided 

will most likely be optional standby generators that are sized to maintain server room or process operations only. In the case of the residential components, 

the generators provided will be for life-safety uses only (stairway pressurization, egress elevators, fire pump, etc.) and cannot by Code be used for ordinary 

ongoing operations in a building. The capacity provided by solar PV, even if the available space is maximized, will not be more than 10 percent of the power 

needed by the building, and cannot provide all power needed for normal operations. A CHP system could be used to provide limited ongoing operation, but the 

economics of such a system when compared to the likelihood of repeated power outages in the Kendall Square area would not be favorable. Storm response 

actions and resiliency measures will be incorporated into leasing agreements or tenant guidelines, including guidance related to tenant fit-out of commercial 

space, particularly those located on the lower floors.

8.7 HEALTH AND WELLNESS

Human health and wellness are addressed in the Project through design, operations, and occupant behavior. Within each Project Component, special attention 

will be given to address human health and comfort during construction and once the building is occupied. This will be accomplished by implementing pollutant 

reduction strategies, using non-toxic materials, providing fresh air to occupants, installing individual lighting and heating controls, and by providing natural 

daylight and views to outdoor green spaces. Tenant Design and Construction Guidelines will include comfort related requirements such as installing CO2 

sensors in all regularly occupied spaces.

The Applicant is also exploring the use of principles of the WELL Building Standard, which place human health and wellness at the center of design and can 

encourage and educate future tenants on healthy living practices. Active design principles, encouraging physical and social activity, will be employed where 

possible. The Project Site will include vibrant spaces where people can safely walk, bike, use transit, and access open spaces. Individual buildings will be 

designed wherever possible to include visible, attractive and well-lit stairs, communal services such as break areas and copy services, and a variety of public 

gathering spaces and individual relaxation spaces. Ground level outdoor spaces will be easily accessible to both building occupants and visitors alike.

OTHER POTENTIAL RESILIENCY MEASURES

While the Applicant is not responsible for the execution of the electrical substation, resiliency to future climate change will be an important focus of the design 

and the review and approval by the Massachusetts Energy Facilities Siting Board.
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8.8  SUSTAINABLE TENANT GUIDELINES 

Tenant Design and Construction Guidelines will be provided to office and retail tenants as a guide to use when fitting out their spaces. The intent of these 

guidelines is to educate tenants about implementing sustainable design and construction features in their tenant improvement build-out as well as adopting 

green building practices that support the overall sustainability goals of the Project. The guidelines will also communicate the sustainable and resource-efficient 

features incorporated into the base building(s) and provide specific suggested sustainable strategies enabling tenants to coordinate their leased space design 

and construction with the rest of the building systems.

In summary, the guidelines may include the following information: 

• Descriptions of sustainable design, construction and operations features of the proposed building(s), including resource conservation goals and features 

for tenant fit-out spaces (e.g., low-flow plumbing fixtures, sub-metered systems, lighting controls) as well as building certifications (i.e., LEED certification).

• Encourage tenant commitments for meeting various energy and water conservation goals.

• Descriptions of current regulatory requirements that pertain to leasable spaces.

• Strategies for energy efficiency, such as those for HVAC equipment recommendations, lighting and lighting controls, and low-flow, high-efficiency plumbing 

fixture recommendations.

• Information on the various high-performance building rating systems, such as EPA’s ENERGY STAR and LEED for Commercial Interiors (CI) as well as 

information on how the design of the base building(s) can contribute towards these certifications.  

• Waste reduction goals and recycling facilities/programs.

• Information on green cleaning guidelines and policies.

• Information regarding project-wide features that aim to encourage alternative transportation and TDM measures. 

• Information on how to train and inform maintenance staff and employees on operations related to sustainable design features and systems.

8.9 LEED CREDIT NARRATIVE
Refer to the Sustainability Supporting Documentation in Appendix B for individual Project component reports.
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Community Development Department 
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Date: September 21, 2021 
 
Urban Design Report: PB-315 Amendment 2, MXD Infill Development Concept Plan (IDCP) 

Introduction 

The proposed multiphase project for the northwestern portion of the MXD District – between Binney 
Street, Broadway, Galileo Galilei, and the Sixth Street Walkway – will transform the site from a 
congested superblock penetrated only by narrow alleys and driveways to a permeable urban district, 
related to and complementing the anticipated development of the adjoining Volpe site. Major 
Amendment 2 proposes demolition of the existing garage with parking relocated underground, and a 
major new, central public open space at its replacement  that will create a sense of arrival and give the 
district a memorable identity. Three buildings will be grouped around this space:  Commercial Buildings 
C and D fronting onto Binney Street at the north edge of the site, and Residential Building South fronting 
onto Broadway at its south edge. . It will provide a major improvement to Cambridge’s infrastructure: 
the construction of a new underground substation to serve the city’s growing need for electrical power. 
  
The detailed design of landscape and individual buildings will follow the amendment; therefore these 
comments focus primarily on the overall organization and character of the site’s open spaces, and on 
the role of the site’s buildings in defining and activating those spaces. 
 
Overall Urban Design Concept 
 The new commercial and residential buildings on Binney Street and Broadway will replace the existing 
low scaled parking garage and a small commercial building with buildings of a scale more consistent with 
the developing character of Kendall Square, and present the opportunity to increase the spatial 
definition and programmatic activation to the surrounding streets. The project maintains the vehicular 
drives within the site in their current locations while enhancing their pedestrian character, and 
maintains the existing pedestrian paths connecting the site to the Sixth Street Walkway, the Volpe Site, 
and to Galileo Galilei Way. The new open space in the middle of the block will transform the ways the 
site is used and perceived: ventilating it at its center and providing space for gathering, events, and 
passive uses.  
 
Urban Form of the Central Plaza 
 The Central Plaza will be a welcome contrast to the density of the existing and new building around it, a 
memorable space in the center of the block, giving light and air to the site’s residents and workers, 
enriching the site’s spatial structure, and complementing and connecting to the adjoining Volpe Site’s 
open spaces. The character and quality of the entire open space at the heart of the site - not only the 
proposed plaza directly above the substation vault, but also the East and West Plaza Drives with their 
pedestrian emphasis, and the landscaped yards of the adjoining buildings - will be fundamental to the 
site’s contribution to the life of the area.  
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In addition to serving as an amenity for the occupants of the surrounding buildings, the Plaza will 
incorporate large ventilation structures for the electrical equipment in the underground vault - the 
intake structure will be at the south end of the plaza by the residential building, and the exhaust 
structure by Commercial Building C at the north end of the plaza. These will be treated as sculptural 
elements, designed to visually enhance the space.   
 
Staff supports the application’s intention to create an “open central space with defined edges”, a 
flexible space that will accommodate a wide range of uses including play, performance,  gatherings, and 
passive relaxation. Consideration could be given to more fully realizing this vision by:  

• Addressing the entire length and width of the open space at the center of the scheme, from 
façade to façade: more clearly and richly defining the edges of the Central Plaza and the areas 
framing it, including East and West Plaza Drives and the setback yards of the existing buildings 
along them. Means could include: 

o Providing considerably more planting, trees, low plantings, and ground cover in the 
plaza, in other words, treating the space more as a park and less as a plaza. Benefits 
would include moderation of the plaza’s microclimate, the aesthetic value of vegetation, 
and the spatial definition that canopy trees could give to the plaza and the East and 
West Plaza Drives.  

o If the depth of soil above the underground vault is a limiting factor for trees or ground 
cover, consideration should be given to raising the proposed ground level over the vault, 
with appropriate ramps, steps, site walls, etc., well incorporated in the design, or to 
excavating the vault more deeply into the ground. 

o If the area over the vault needs to be primarily paved to minimize concerns about the 
long term integrity of the vault’s waterproofing system, consideration could be given to 
more clearly defining the edges of the Plaza by increasing the amount of tree coverage 
and other vegetation along the sides of the Plaza and along the East and West Plaza 
Drives. Additional street trees, furniture, low plantings, specialized paving, and 
amenities such as trellises could all contribute to the creation of edges that both frame 
the central open space and provide smaller, more sheltered and intimate places.  

o Providing denser and more consistent landscaping in the setback yards of the existing 
buildings along East and West Plaza Drives.      

• Considering reducing the prominence of the exhaust ventilation structure at the north end of 
the plaza by integrating it more fully into the design of  the adjoining Commercial Building C or 
by extending the building’s ground floor active use space to the south to align with the 
ventilation structure’s south side.   

• Providing more detail on the proposed recreation and performance programs, their technical 
requirements, and how they will be accommodated while retaining the flexibility that the 
application rightly stresses.  

• Developing principles for the design, character, and use of the plaza to ensure that as potentially 
unforeseen changes are made due to engineering considerations, it provides appropriate 
spatial, aesthetic, social, recreational, and circulation benefits to the district. 

 
The plaza’s design needs to accommodate large hatchways needed for the infrequent but critical 
insertion and removal of electrical equipment, with unobstructed routes for the heavy equipment 
needed for these operations.  The application shows that hatchways and other entrance points to the 
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vault will be elevated above anticipated 2070 flood levels; details and elevations should be revised as 
data on flooding is updated.  
 
The drawings of the substation vault show these hatchways in the central north/south zone of the Plaza. 
They indicate that while the hatchways and other access points to the vault need to be at a minimum of 
25.0’ CBE, the corners of the plaza on the East and West Plaza Drives range from 20.1’ CBE to 23.3’ CBE. 
The sections through the plaza, however, show it as level and only slightly above the level of the Drives. 
As the design is developed, various means should be explored to resolve the differences in grade and 
ensure accessibility, including raising the level of the plaza’s eastern and western sides closer to that of 
the hatch openings (with appropriate ramps, steps, low walls, designed as integral parts of the design 
with careful attention to accessible routes and pedestrian desire lines, as well as to access routes to the 
hatches for heavy equipment). 
 
In summary, consideration could be given to instead giving the plaza a more unified and memorable 
form. Despite the application’s intention to create an “open central space with defined edges”, the 
Central Plaza is depicted as a large paved field supporting a loosely arranged and disparate variety of 
objects: ventilation structures, planters, and an irregularly shaped seating area. The space could instead 
be conceived as a room-like place at the heart of the site – a unique place of arrival around which the 
existing and proposed buildings are organized. As its design is developed, an investigation of similarly 
sized urban open spaces may be informative. Potential examples include the plaza at Rockefeller Center 
in New York, whose accommodations for ground level life complement the height of the buildings; the 
lawn at Bryant Park in New York with its surrounding frame of tree shaded seating areas; the lawn at 
Technology Square in Cambridge with its simplicity of form, canopy trees, and logical path structure; and 
Copley Square in Boston and Place Saint Suplice in Paris with their combinations of canopy trees, ground 
cover, and broad paved areas. 
 
East and West Plaza Drives 
Consideration should be given to enhancing the of spatial definition of the Drives, and the shading of 
pavement areas, by providing continuous and aligned canopy trees on both their sides for their full 
lengths from Broadway to Binney Street, except where precluded by service or garage entrances. 
While the proposed pedestrian-friendly woonerf continues for the full length of West Plaza Drive, the 
northern portion of East Plaza Drive serves the loading docks of both commercial buildings and their 
parking garages. It appears to be more of a service yard than a pedestrian friendly space, yet this 
northern portion of the drive is proposed as a secondary pedestrian route. Consideration should be 
given to giving this portion more continuity with its central and southern portions by providing plantings 
and continuous sidewalks, by limiting the lengths of curb cuts, and by continuing the pedestrian 
pavement of the Drive through the loading zone to Binney Street. 
 
Perimeter Streets – Binney and Broadway 
The landscape design of the project’s Binney Street and Broadway frontages should prioritize the quality 
and continuity of the pedestrian and bicycle experience. Curb locations, bicycle lanes, sidewalks, street 
furniture, and street trees should be coordinated with the City’s plans. Additional planting, including 
canopy trees, should be considered in the Broadway setback of the residential building, unless 
precluded by the electrical duct banks feeding the substation. 
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Comfort - urban heat island effect & shade,  noise, and wind, 
• The proposed landscape is almost entirely  paved., and the application’s Tree Mitigation and 

Protection Plan appears to show a net reduction in the number of trees. As the design proceeds, 
additional vegetation should be considered for its moderating effects on microclimate, the 
shade it provides, its aesthetic value, and for the spatial definition and intimate scale it can 
provide. 

• Care should be taken to minimize the potential noise (both from air flow and equipment) of the 
Eversource vault’s intake and exhaust vents.  The application includes a study of the anticipated 
noise from equipment in the proposed buildings, but not from the vault’s ventilation structures. 
Given the adjacency of the intake and exhaust vents to the commercial and residential buildings 
and the intended uses of the plaza for gathering, performance, sport, and play, as well as more 
passive activities, a full study of the noise they may create and its impact on uses of the plaza 
and on workers and residents should be provided, along with proposed mitigation measures if 
needed.  

• The application’s wind study indicates that the Central Plaza will be comfortable for standing 
and strolling, but not for sitting. Consideration should be given to providing more protection 
from wind, such as additional canopy trees, pedestrian scaled structures, and stepbacks in tall 
building facades to impede downdrafts.  

Built Form: 
The proposed building heights seem appropriate for the developing character of Kendall Square. Their 
siting along Binney Street and Broadway creates space for the Central Plaza as well as the Eversource 
substation vault. The general alignment of their street facades with those of the adjoining buildings will 
reinforce the coherence of the streets.  
  
Massing: 
Building massings are conceptual at this point; multiple variations are shown; the designs will evolve as 
the buildings more fully programmed and designed.  
  
A  clearer explanation of how building massings and facades are meant to respond to the unique 
contexts of each building would inform the review process, Aspects of built form, such as the definition 
of the edges of streets and other open spaces, the locations of setbacks and stepbacks relative to open 
spaces or buildings, the character of facades relative to views and adjoining spaces, the location of 
ground floor activating uses, impacts on microclimate, exterior amenities such as balconies or terraces, 
response to solar conditions, etc. could be addressed.   
  
In addition to the K2 Design Guidelines (2013), consideration could be given to the Design Guidelines 
created for the adjoining Volpe Site (2017),  Both sets of guidelines stress the importance of 
architecture’s role in defining, shaping, and activating the site’s streets and other open spaces. They are 
based on the premise that despite the heights and large floorplates needed to satisfy programmatic 
requirements and project feasibility, new buildings can create a positive and welcoming urban district by 
responding to the varied scales of the urban environment: their ground floors uses and design activating 
and visually enriching the adjoining streets and open spaces; their streetwall zones (their lower 
approximately 80 to 100 feet) framing those spaces with facades; and their towers responding to 
adjoining spaces and buildings and also distant views. To mitigate the visual bulk of large buildings, they 
recommend the use of slender vertical proportions in massing and façade design, the differentiation of 
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the facades of large floor plate buildings by changes in plane, materials, or façade pattern, and the 
provision of stepbacks in deference to adjoining streets and other open spaces.  
 
Architectural Character 
The application’s examples of materials and façade systems are generally appealing. Note, however, 
that they emphasize precedents with relatively high window to wall ratios, perhaps most applicable to 
building towers. . Consideration could also be given to the materials and details of pedestrian level 
facades, to broader areas of solid wall, and to details such as entrances, balconies, mechanical areas, 
etc. 
 
Residential Building:   
The relatively simple massing and vertical emphasis of the proposed Residential Building seems an 
effective counterpoint to the horizontal emphasis of the projecting bay windows of the existing Akamai 
building to the west. In accord with the K2 guidelines’ recommendation that buildings create streetwalls 
aligned with those of adjoining buildings, the distinct streetwall zone shown in the application will give 
spatial definition  to the Central Plaza and to Broadway, and help mediate between the scale of the 
Akamai Building on the west and the lower existing building on the east. 

• Consideration could be given to stepping the building’s north façade away from the Central 
Plaza to relate to the heights of the existing buildings on the east and west sides of the plaza, 
and to reduce wind impacts on the plaza.  

• Greater consideration should be given to the activation and visual enrichment of Broadway and 
the Central Plaza by the design and programming of he building’s ground floor.  

• Additional detail regarding unit types, sizes, and quantities, and the amenities provided for 
residents will be needed as the project’s  inclusionary housing component is reviewed.  

  
Commercial Buildings C and D: 
The two commercial buildings on Binney Street have a bulky appearance, and the space between them 
appears to be narrow in comparison to its height.  

• Consideration could be given to creating more variety along Binney Street by making the two 
buildings different heights or by differentiating their facades by as the use of different materials 
or façade strategies. 

• Consideration could be given to  a more expansive treatment of the northern portion of East 
Plaza Drive between the two buildings.  

• Upper-level connectors are proposed between the two buildings. Their form, location, and size 
should minimize the perception of buildings C and D as a single large building.  

• Consideration could be given to stepping building C back from the Central Plaza to relate to the 
existing buildings on the east and west sides of the plaza, and to reduce wind impacts on the 
plaza.  

  
Ground Floors and Retail Space: 
Most of the ground floor spaces fronting onto Broadway, Binney street, East and West Plaza Drives, and 
the Central Plaza are occupied by non-active uses: large residential and commercial lobbies, mechanical 
space, back-of-house spaces, the Eversource exhaust tower, loading docks, etc., leaving little space for 
retail or other active uses. A small retail space is provided on Broadway next to the residential lobby. 
The ground floor of Commercial Building C adjoining the  the north end of the Central Plaza is 
designated as “active use” space, and is proposed as the initial location of the Valet Bicycle parking 
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system. With the construction of Building D, the second commercial building, the valet system is 
proposed to be relocated there, and the ground level space of Building C will then be available to other 
active uses, including retail.   

• To enhance the adjoining city streets and the open spaces internal to the site, consideration 
should be given to increasing the amount of space available for retail and amenity space facing 
Broadway and Binney, West Plaza Drive, and the Central Plaza.   

• Consideration could be given to reducing the width of the undercut loggia-like passage under 
the upper floors of the residential building and instead incorporating retail in that location.  

• A fuller explanation of whether and how the Valet Bicycle Parking systems will activate the 
adjoining plaza would be helpful.  

• If building lobbies remain as large as currently shown, perhaps they could be designed as shared 
work spaces for residents and workers. 

 
Bicycle Parking: 
The application proposes a valet bicycle parking system, initially located in the southern portion of 
Commercial Building C’s ground floor and moving to the ground floor of Building D once the latter has 
been constructed. This system is intended to not only accommodate long term bicycle parking, but also 
to reduce the number of short-term spaces needed.  

• Numerous questions remain regarding the feasibility of the valet system, its features, hours of 
operation, convenience for users, the monitoring of level of service, etc.  

• Consideration could be given to locating the valet system’s storage area either in below grade 
space or at the second level so as to free up the ground level space for uses such as retail.  

• In addition, as the project develops, careful consideration should be given to the increasing the  
amount of short-term bicycle parking areas, locating them in convenient locations and to 
providing a sufficient number of Bluebike stations for the district’s population. 

 
Sustainability  
 Urban Heat Island 

• A fuller explanation of the project’s strategies to reduce the urban heat island effect would 
inform the review process. 

• Consideration should be given to increasing tree canopy and other vegetative cover on the site, 
and to the selection of architectural and paving materials to minimize heat retention.  

• Note that a comparison of existing trees, tree removals, and proposed trees in the application’s 
Tree Study seems to indicate a net reduction in canopy.  

• As the design proceeds, additional vegetation should be considered for its benefits to the site’s 
microclimate. 

• Will the heat produced by the Eversource electrical equipment be a significant component of 
the site’s overall heat signature?  

• Could ways to utilize this waste heat be explored? Possibilities may include using it to heat 
buildings, moderating the microclimate in winter, melting snow, heating greenhouses, and 
powering kinetic sculpture. 
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Date: December 8, 2021 
 
Urban Design Report: PB-315 Amendment 2, MXD Infill Development Concept Plan (IDCP) 

Executive Summary: 
• The supplemental “IDCP Amendment 2 Response to Comments” (November 5, 2021) document 

includes design alternatives and new information intended to address concerns raised regarding 
the “IDCP Amendment 2” (July 1, 2021) document. The essential benefits of the project remain 
unchanged: the provision of the new underground substation, the provision of new residential 
and commercial space, and the opportunity to create a major new public space in the center of 
the hitherto congested superblock. The supplemental document includes alternatives for the 
site plan, building locations, and building massing. More information is provided on bicycle 
parking, resiliency, and the substation vault and its impacts on environmental comfort. If the 
Planning Board approves the amendment to the IDCP, then design review of the project’s open 
spaces and architecture will continue as individual projects are submitted; the urban design 
comments included below can be incorporated into the future design review process. The 
scheme and information provided in the supplemental document addresses some of the 
Planning Board’s concerns in the first hearing, including that it:Reduces the bulkiness of the 
commercial buildings. 

• Adds vegetation to the Central Plaza. 
• Adds a children’s play area. 
• Provides more information on bicycle parking. 
• Provides sectional information on the substation vault, putting it in context of the Plaza above 

and its grading. 
• Provides more information on the temperature and noise impacts of the substation’s vents. 

 
Priority comments on the new materials include: 

• Greater reference could be made to the K2 and Volpe Design Guidelines, including to their 
underlying intentions regarding the definition of public space by architectural and landscape 
design. 

• An overall landscape plan should be developed to enhance the coherence and amenity of the 
site’s public spaces. Priority issues include the spatial definition of the Central Plaza and its 
public amenities as the site’s primary public open space, the provision of consistent trees and 
sidewalks along the Drives, improvements to the setback yards of the existing buildings on the 
east and west sides of the Plaza, and the development of the project’s frontages on Binney 
Street and Broadway. This plan could be reviewed and revised as individual building sites 
undergo design review. 

• In particular, the design and character of the Central Plaza should be more fully developed, 
including its accommodation of uses including recreation, play, and public gatherings; its 
activation by the uses of adjoining buildings; pedestrian desire lines within and through it; the 
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design of the substation’s ventilation and other structures; and the access routes required for 
heavy equipment. 

• Information was provided on the potential impacts of the substation on environmental comfort 
and potential means for their mitigation, but these issues should be investigated further in the 
design review process. 

• Additional information was provided regarding building massing and siting, which should be 
explored further in the design review process, especially relative to public spaces within and 
adjoining the site. 

• Recommendations for more active uses in the first floors along adjoining city streets and the 
Plaza. 

• Recommendations to minimize the impacts of building loading and service on the public realm. 

In addition, many of the comments in the September 21, 2021 Urban Design memo are still pertinent. 

Introduction:  
The conceptual design depicted in the supplementary document is generally similar to that of the 
original (July 1, 2021) document for Amendment 2. The Central Plaza covers the underground 
Eversource vault at the center of the site and is bordered on its east and west by East and West Plaza 
Drives. These drives connect Broadway and Binney Street and organize the site. Two 250-foot-tall 
commercial buildings are at the north end of the site, separated from each other by East Plaza Drive 
(which serves their loading docks); a 400-foot-tall residential building is at the south end of the site. 
Aside from a few drop-off or parallel parking spaces, vehicular parking is located in underground 
garages. Bicycle parking is primarily provided by a valet system.  
 
The supplementary package includes alternatives for the design of the plaza, the service drives, the 
ground floor footprints of the three buildings, and the massings of their towers. New information is 
provided regarding the Eversource substation vault and the constraints it imposes on the design.  
 
The design guidelines included in the July 5, 2021 document focus on details, features, and materials of 
the site’s landscape and buildings, but also reference the Kendall Square Design Guidelines (the “K2 
guidelines”, 2013) and Volpe Site Design Guidelines (2017). Both of these documents stress the 
importance of the site’s contribution to the city’s public realm: the creation of active, legible, and 
memorable urban spaces – streets, parks, and squares – by the harmonious collaboration of 
architectural form and landscape design, with the goal to not only serve the needs of residents and 
workers for use and comfort, but also for a sense of place. 
 
The proposed buildings and the plaza will be subject to future design review by the Planning Board, as 
detailed in the Z&D report. The following recommendations regarding design guidelines, the designs of 
buildings and spaces, and requests for more detailed technical information regarding issues that will 
affect environmental comfort should be fully addressed during that process, but may help inform the 
discussion at present. 

Site Plan: 
The K2 and Volpe design guidelines emphasize the design of streets, parks, squares, and plazas as 
fundamental components of the public realm. As the design of the site’s buildings and open spaces are 
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further developed, greater reference could be made to the guidelines’ objectives and recommendations 
regarding the provision of open flexible areas with legible yet permeable edges, the provision of more 
intimate sheltered areas and areas dedicated to specialized uses, provision of vegetation, and the 
potential of canopy trees to provide shade and spatial definition.  

The Central Plaza 
The necessity to leave the area over the vault free of structures presents the opportunity to create a 
significant open space at the center of the district.  

The underground substation requires two ventilation structures, a large hatchway elevated roughly four 
feet above grade, and an elevator headhouse. In the July 5 document, the remaining area above the 
vault is primarily paved. The supplementary document adds an alternative with larger, irregularly 
shaped grass & programming areas, raised platforms, furniture, light posts, ventilation structures, etc. – 
distributed on a field of pavement, and surrounded by clumps of trees and buildings of disparate 
massing. Particularly in the perspectives, these varied objects seem insufficiently related to each other 
by their forms, by accommodation of pedestrian desire lines within and through the plaza, or by an 
overall concept for layout of the space.  

During design review, consideration should be given to developing the plaza’s ground plane and 
plantings and to adjusting the structures serving the substation vault to create a more coherent public 
space - a calm unifying center for the site’s disparate buildings and a place of respite from the densely 
constructed urban context. More specifically: 

1. Consideration should be given to further increasing the amount of vegetation in the space as 
feasible – to treating less as a plaza and more as a park.  

2. Consideration should be given to revising the plaza’s ground plane to create a simpler 
arrangement of grass areas and other features. A grass lawn, large enough to dominate the 
plaza’s form and character despite any interruptions by paths and other features, would provide 
more flexible area for gathering and recreation, provide welcome greenery, and give the space 
priority it deserves as the site’s most prominent organizational element.  

3. Consideration should be given to providing canopy trees along the east and west edges of the 
Plaza to the extent feasible, providing shade, enhancing its pedestrian scale, and giving the Plaza 
additional spatial definition. To make space for them between the area precluded by the vault 
and the East and West Drives, consideration should be given to relocating the central portions of 
the Drives slightly farther away from the Plaza. 

4. To activate the space, consideration could be given to incorporating recreation and play areas.  

East and West Plaza Drives 
The drives are proposed to remain in approximately their current locations, but are reconceived as 
pedestrian and bicycle friendly woonerfs. The north end of East Plaza Drive serves the loading docks and 
garage entrances for the two commercial buildings, interrupting the continuity of curbs and sidewalks. 
Most of the numerous trees that currently border the Drives must be removed for the construction of 
the vault and the new buildings; few new trees are added.  
 
The two commercial buildings are sited directly along Binney Street, potentially activating the street 
with first floor uses. In the more recent alternative, Building D, (the eastern commercial building) is 
rotated away from building C, creating a triangular space at the north end of the East Plaza Drive. This 



PB-315 Amendment 2, MXD Infill Development Concept Plan – Design Report 

December 8, 2021  4 
 

change seems to address concerns about the narrowness of the space between the two commercial 
buildings in the earlier scheme. The creation of a park-like space, adjunct to the Central Plaza but more 
intimate, and linked to it by the continuity of East Plaza Drive, connected to the lobbies of the 
commercial buildings, and less compromised by loading docks, would enrich the pattern of public spaces 
in the district.  
 
The east and west drives and the setback yards between the drives and the existing buildings on their 
east and west sides should be seen as integral parts of the overall scheme for the site, complementing 
and reinforcing the design of the area directly over the vault. As the Project moves towards design 
review, the following principles could be used to better guide the design refinement of these Drives: 

1. To create a more pleasant pedestrian environment with shade on hot summer days, a sheltering 
sense of scale relative to the large buildings, and to enhance the Central Plaza’s legibility as the 
project’s central public space, consideration should be given to providing more consistent street 
trees and curbs and sidewalks along the drives – to treating the drives as allées similar to the 
Loughrey Walkway. Merely relocating the East Drive’s central portion to align with its location 
between buildings C and D may provide enough width for additional tree plantings and could be 
studied further in the design review process. 

2. To reduce the impacts of the existing and proposed loading docks and garage entries on the 
pedestrian realm, consideration should be given to reducing their widths if possible, introducing 
medians between multiple adjoining drives, and giving sidewalks continuity across them.  

3. The plans show drop-off or parking areas along the drives. The quantity of such spaces should be 
carefully evaluated in light of increasing use of rideshare vehicles and package delivery vehicles.  

Broadway 
In the previous alternative, Residential Building South is rectilinear, oriented parallel to the Drives. In the 
newer alternative, the south and west sides of its ground floor and streetwall levels are angled and set 
back from Broadway and West Plaza Drive to maximize the view of the Akamai Building’s southeast 
corner from Broadway. Together with the adjoining building at 145 Broadway, this creates a tapered 
space leading from Broadway to the Central Plaza. The setback, occupied by a water feature and a grove 
of trees, intervenes the building’s ground floor uses from Broadway. Staff would offer the following 
comments on the proposed design changes as the Project moves towards design review: 

1. To give Broadway greater continuity and to strengthen the relationship of the residential 
building to its context, consideration could be given to bringing at least the southeast corner of 
the building’s first floor and streetwall façade out to the plane established by the adjoining 
building to the east.  

2. The landscaping in the Broadway setback should continue the curbside street trees elsewhere 
on Broadway unless precluded by utilities. 

3. Staff is concerned that the water feature in its exact location, and perhaps the trees too, will 
constitute a buffer between the pedestrian sidewalk and the ground floor uses in the building, 
reducing their potential to activate Broadway. Alternatives to the design should be considered, 
including relocating it interior to the block. 

4. The photographic examples suggest that the water feature is conceived as a play element.  
Consideration could be given to instead locating such a feature in the yards of one of the 
existing buildings on the east or west sides of the Central Plaza, particularly where it could be 
used in relation to the proposed play area in the East/West Connector to the Sixth Street 
Walkway.   
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Lighting & Signage 
The supplemental documents indicate that site lighting will be on the grass areas. No information is 
provided regarding proposed signage, which is not regulated by zoning in this district but is subject to 
CRA review and approval. Staff would offer the following additional thoughts as the proposal moves 
towards design review: 

1. Consideration should be given to instead locating lightingprimarily at the paved areas, along the 
Drives, and near the proposed buildings at the north and south ends of the plaza. Further 
exploration of lighting will be an important component of design review for the Center Plaza and 
proposed buildings. 

2. The Planning Board may wish to collaborate with the CRA in its review of a future signage plan 
for the proposed buildings. 

Play and Recreation 
The supplemental document indicates a play area in the southern east/west connector to the Loughrey  
walkway, and suggests that a water feature in the Broadway frontage may also offer opportunities for 
play.   

1. Consideration could be given to relocating  the play area  in the southern east/west connector   
to the Central Plaza, where it would have a more direct relationship to the residential building 
and could help activate the space.  

2. Consideration could be given to locating the water feature in closer proximity to the play area, 
where its use would be less compromised by nearby traffic, perhaps in the west setback of the 
existing building on the east side of the Central Plaza.  

Built Form: 
As the designs of the proposed buildings are further developed, greater reference should be made to 
the objectives and recommendations of the K2 and Volpe Guidelines regarding the role of architecture 
in shaping and giving scale to the site’s streets and other public spaces, the proportions of massing and  
details of facades, and the provision of active first floor uses with direct relationships to open spaces 
within and adjoining the site. 

Building Massing 
While not stressed in design guidelines included in the July 1, 2021 document, the Volpe and K2 
Guidelines make recommendations regarding active first floor uses and their direct relationship to 
adjoining outdoor spaces, the role of streetwalls in framing streets and enriching the pedestrian 
experience by façade design, the collaboration between different buildings to shape and define public 
spaces, the emphasis on slender vertical proportions, and the provision of stepbacks in deference to 
adjoining public spaces.  These are intended to refocus design emphasis from individual buildings to the 
public spaces between them and to suggest ways to minimize the sense of bulk that large buildings 
might otherwise present.  
 
As recommended in the guidelines, the buildings are conceived in horizontal zones: the pedestrian zone, 
streetwall, tower, and top. The Volpe Design Guidelines, and to a lesser extent the K2 Guidelines, 
emphasize that these zones have different roles in creating legible public spaces, and in mediating 
between the scale of the pedestrian, the street or square, the district, and the city.  
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1. Given that the design of the buildings is still in flux, it is perhaps premature to make detailed 
recommendations beyond mentioning that their precise massing should be developed to 
enhance the qualities of the open spaces on and adjoining the site. 

2. To reduce the sense of bulk that the large buildings may create, consideration could be given to 
avoiding massing that leans over the Central Plaza , and to adjusting façade elements to 
emphasize vertical proportions.  

3. To address flood resilience, the supplemental materials describe providing deployable flood 
barriers for grade level first floors, raising the grade at entrances to underground garages, and 
deployable barriers. As the design develops, more information should be provided on floor 
levels, accessible routes, connections between first floor interior spaces and outdoor spaces, 
etc.  

Commercial Buildings C & D 
The supplemental documents show greater separation between the two commercial buildings, and 
more developed massing; both are positive responses to concerns about the bulkiness of the buildings 
presented in the July 1 documents. As part of design review, staff would recommend the Applicant focus 
on the following comments to better guide design development and refinement: 

1. Both buildings incorporate “active use” space on the south sides of their first floors. Note, 
however that the valet-operated long term bicycle parking facility will occupy that space in 
Commercial Building C in the initial phase of construction, and will move to Building D in the 
final phase. Consideration should be given to the appearance of that facility as seen from the 
Plaza.  

2. While the first floors on Binney Street are aligned along the sidewalk, the interior spaces on the 
frontage consist of large lobbies and back-of-house space. Consideration should be given to 
providing street activating uses in these frontages.  

3. Consideration should be given to recessing the loading docks accessed from the East Plaza Drive 
more deeply into the buildings, so that the trucks would fit entirely inside the buildings.  

4. Consideration could be given to the potential benefits of introducing a streetwall zone on the 
building’s Binney Street facades, similar in height to the building on the opposite side of Binney 
Street. 

5. The south façade of Commercial Building C is depicted in the new alternative as leaning over the 
Central Plaza. In the interest of the experiential quality of that space, and of the sky views it 
offers, consideration should be given to making that façade vertical, if not stepped back from 
the Plaza.  

6. The revised application suggests that one or more upper-level connectors may be considered 
between the two commercial buildings. Staff recommends that if they are provided, they would 
preferably be positioned where the buildings are closest together, be minimal in size, and be 
well above ground level. The recommendations in the Volpe and K2 Guidelines should be 
reviewed. 

Residential Building South 
The alternative massing introduced in the supplementary documents pulls the streetwall zone of the 
façade away from the street, weakening its association with the corresponding zone of the existing 
building to the east and reducing its contribution to the definition of Broadway as public space. In 
addition, it separates potential retail uses from pedestrians on the street. The following comments could 
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assist the Applicant in further developing the design of Residential Building South as it moves towards 
design review by the Planning Board: 

1. Consideration could be given to reducing the setback.  
2. Consideration should be given to reducing the size of the residential lobby, or accommodating 

an active use within it, and to increasing the size of the retail space facing Broadway.  
3. The south and west sides of the building’s tower is angled to maximize views of the Akamai 

Building’s southeast corner, creating a tapered space leading to the Central Plaza and 
reinforcing a reading of the Akamai building as an independent object, and eroding the 
continuity of Broadway at the tower level. While some deference to the Akamai building’s 
signature features may be appropriate, the more rectilinear arrangement of the July 1 
alternative offers potential benefits in terms of creating a more dramatic entry to the Plaza, and 
provides clearer definition of Broadway as one of the city’s primary public spaces. The east 
façade of the tower is also angled in plan; the reasons for doing so are not clear. Further 
documentation of the space on the east side of the building should be provided.  

4. Consideration could be given to stepping the building’s north façade away from the Central 
Plaza to relate to the heights of the existing buildings on the east and west sides of the Plaza, 
and to reduce wind impacts. 

Environmental Comfort: 

General  
1. The July 1, 2021 document includes wind and shadow studies. These should be updated in 

accord with selected alternatives for building massing, and the potential impacts of the exhaust 
air from the substation should be evaluated.  

2. Means should be taken to minimize light trespass from site, architectural, and interior lighting.  

The Impacts of the Eversource Substation 
A fuller explanation of the substation's impacts on the Central Plaza should be provided and of potential 
measures that could be taken to mitigate them. Staff supports the Z&D report’s recommendation to 
include an environmental comfort plan as part of future design review. Some suggestions for more 
detailed analyses include: 

Noise 
1. A full acoustical study of noise impacts and potential means of mitigation should be provided, 

addressing the distribution of anticipated noise levels in different parts of the site’s open spaces 
and at its buildings, and evaluating the combined effect of existing ambient noise, noise from 
building systems, and from the intake and exhaust ventilation structures.   

2. Are the air noise levels above ambient given in the application average or peak levels? If 
average, how much louder will the peaks be? 

3. Will the noise have a discernable frequency component – from the hum of machinery or electric 
equipment – or will it be just white noise?  

Heat 
The vault will be air cooled with 1,400,000 CFM, exhaust air that will be 15 to 20 degrees warmer than 
the ambient air temperature on a “design day”.  
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1. Consideration should be given to providing a full thermal study of the anticipated heat impacts 
on the public realm and potential means to mitigate them in order to inform the open space 
design, addressing questions such as: 

a. What will be the estimated temperature distribution in different parts of the plaza on 
calm days and with a breeze? 

b. How will it affect human comfort?  
c. How will it affect species of trees and other plantings? 
d. Are the air volume and temperature above ambient given in the application average or 

peak? And if average, how much higher will the peaks be? 
e. How rapidly will the hot air dissipate in different wind conditions? 
f. Will the difference between exhaust air temperature and ambient be consistent 

throughout the year? 
g. Will ground level horizontal air flow induced by forced air flow from the exhaust vent 

and from convection significantly affect the site’s wind analysis? 
h. Will the intake vent pull in exhaust air and recycle it through the vault, resulting in even 

higher temps? 
i. How warm will the top of the vault be? Will it affect the proposed grass or trees planted 

nearby? 
j. Heat mitigation and use strategies could include: 

i. Extending the exhaust vent higher (perhaps much higher), so that the exhaust 
air is exhausted well above pedestrian level.  

ii. Heat to warm outdoor play and recreation areas in the winter.  

Olfactory impacts 
1. If the exhaust air will have a smell, can anything be done to mitigate it? 

Sustainability:   
The substation vault is protected from  flooding by waterproofing and by raising all openings 2 feet 
above anticipated 2070 100-year flood level. See the DPW memo dated September 22, 2021 for further 
information and comments regarding resilience to anticipated flood levels.   

1. Cambridge’s Urban Forest Master Plan recommends that the decline in the city’s tree canopy be 
reversed by protecting existing trees and encouraging planting of new ones. Due to the 
construction of the new buildings, numerous trees will be lost from the site. Consideration 
should be given to prioritizing planting additional trees throughout the site to help mitigate 
those that must be removed for the development of the substation.  

2. Further analysis should be conducted of the substation’s heat impacts, and consideration of 
potential means to mitigate it and/or to use it.   

Continuing Design Review 
The following are additional recommendations for ongoing design review by staff if the Board decides to 
grant the Amendment to the special permit:   

• The topics listed in the September 21, 2021 memo remain worthy of consideration: 
o Landscape design 
o Traffic and transportation 
o Bicycle parking 
o Built form and its impact on the public spaces within and adjoining the site. 
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o Building materials and mockup.  
• In addition, continuing review is recommended for the following topics: 

o Architectural massing and facades. 
o Provision for first floor active uses. 
o Design of the Central Plaza, including a clearer understanding of intended pedestrian desire 

lines, play and recreational facilities, provisions for public gatherings, short-term bicycle 
parking and Bluebikes station, lighting, improvements to the yards of the existing adjoining 
buildings, opportunities for additional vegetation, etc. 

o Programs and facilities for play and recreation, and public gathering.  
o Measures to mitigate the substation’s heat, noise, vibration, and olfactory impacts on the 

project’s open spaces and on the workers and residents in the adjoining buildings.  
o Further development of the architectural/sculptural forms of the intake and exhaust 

ventilation structures, the elevator headhouse, and the vault’s hatchway. 
o The design of East and West Plaza Drives. 
o Site design of the frontages on Binney Street and Broadway. 
o Short term vehicular parking, and dropoff and pick up areas. 
o The valet bicycle system’s design and operations. 
o The possibility of transplanting existing trees. 
o Continued coordination with city staff on the design of Binney Street and Broadway. 
o Analysis of embodied energy.  
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