CITY OF CAMBRIDGE, MASSACHUSETTS

PLANNING BOARD,

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA:02139
sy, M s CHUSET TS

NOTICE OF DECISION |

Case Number: 315
Location of Premises: 145 Broadway (Formerly Eleven Cambridge Center), 250 Binney
Street (Formerly Fourteen Cambridge Center), Cambridge Center

Blue Garage, Broadway, 75 Ames Street (Broad Institute) and 255
Main Street, as described in Application Documents.

© Zoning: Mixed Use Development (MXD) District: Kendall Center
Applicant: Boston Properties Limited Partnership
800 Boylston Street, Suite 1900, Boston, MA 02199
Owner: Various owners as listed in Applicaﬁon Documents.
Application Date: September 6, 2016
Date of Public Hearing: September 20, 2016 (initial hearing)

December 20, 2016 (new hearing held per agreement
between the Applicant and Planning Board)

Date of Planning Board Decision: January 17, 2017
Date of Filing Decision: March 20, 2017

Summary of Proposal:  Special Permit pursuant to Section 14.32.2 of the Zoning Ordinance
to approve an Infill Development Concept Plan (IDCP) providing
for the distribution of additional Gross Floor Area (GFA) for new
development within the MXD District above and beyond 3,333,000
square feet, to include the addition of 400,000 square feet of
residential Infill GFA and 540,000 square feet of commercial Infill
GFA (excluding such GFA that is exempt from calculation pursuant
to the provisions of Article 14.000 of the Zoning Ordinance), along
with other site improvements, in accordance with zoning
requirements.

Decision: GRANTED, with Conditions.

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

Authorized Representative of the Planning Board: Jeffrey C. Roberts

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

Application Documents and Supporting Material

1.

10.

Planning Board Special Permit application filed with the City Clerk’s Office on September 6,
2016, including: Cover Sheet, Dimensional Forms for 250 Binney Street, 145 Binney Street
Tract II, 135 Broadway — Residential North, 135 Broadway Residential South, all dated
8/9/16; Addendum to Dimensional Form, Existing Open Space calculations, Proposed Open
Space, Ownership Certificate, Addendum to the Cover Sheet and Ownership Certificate.
Infill Development Concept Plan dated August 2016 with the proposed development plan,
regulatory context, open space plan, retail plan, transportation, infrastructure, environmental
impacts, sustainability plan, phasing plan, and design guidelines.

145 Broadway Commercial Office A: Design Review Submission, dated 8/9/16.
Boston Properties report on the Pre-Application Community Meetings dated 8/31/16.

Letter via email to Liza Paden from Michael B. Tilford, Boston Properties, dated 9/8/16, with
attachments containing supplemental information for steam utilization feasibility review. -

Supplemental Submission with Cover Letter dated 11/10/16, with attached documents
including Consolidated Comments List, Response to Comments, Revisions, Appendix with
letters from Sue Hawkes of The Collaborative Companies and from Rebecca B. Higgins and
Mark X. Haley of Haley & Aldrich, Inc., and Letter via email to Liza Paden from Michael
Tilford, Boston Properties dated November 10, 2016 with Special Permit Conditions
Request. '

145 Broadway Commercial Office A: Design Review Response, dated 11/22/16.
Letter to Planning Board from James J. Rafferty, Adams & Rafferty, dated 1/11/17.
Dimensional Form Addendum, dated 1/17/17.

MXD Infill Development Concept Plan: Consolidated Revision, dated February, 2017
(received subsequent to Planning Board vote pursuant to a request by the Planning Board to
provide a consolidated IDCP document containing all revisions and additional material
submitted as of January 17, 2017). '

145 Broadway Commercial Office A: Design Review Conforming Set, dated February 7,
2017 (received subsequent to Planning Board vote pursuant to a request by the Planning
Board to provide a consolidated Design Review document for 145 Broadway site containing
all revisions and additional material submitted as of January 17, 2017).
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City of Cambridge Documents

11. Special Permit Criteria for the MXD Infill Development Concept Plan, compiled by
Community Development Department (CDD) staff.

12. Memo to the Planning Board from Katherine F. Watkins, City Engineer, dated 9/13/16.

13. Memo to the Planning Board from Joseph E. Barr, Director of Traffic, Parking and
Transportation, dated 9/14/16.

14. Memo to the Planning Board from CDD staff, dated 9/14/16.
15. Memo to the Planning Board from Katherine F. Watkins, City Engineer, dated 12/12/16.
16. Memo to the Planning Board from CDD staff, dated 12/15/16.

17. Memo to the Planning Board from Joseph E. Barr, Traffic, Parking and Transportation, dated
12/15/16.

18. Memo to the Planning Board from CDD staff, dated 1/11/17.

19. Memo to the Planning Board from Joseph E. Barr, Traffic, Parking and Transportation, dated
1/11/17.

20. Parking and Transportation Demand Management (PTDM) Plan final decision, dated
1/17/117.

Other Documents

21. Letter to the Planning Board from the Transit Advisory Committee, dated 9/13/17.

22. Copy of memo to the Cambridge Redevelopment Board from Tom Evans, Executive
Director of the Cambridge Redevelopment Authority (CRA), dated 9/16/16.

23. Email to Tom Evans, CRA, from Peter Crawley, President, East Cambridge Planning Team,
dated 9/19/16.

24. Letter to the Planning Board from Michael Proscia, Chair, Cambridge Bicycle Committee,
dated 9/19/16. ‘

25. Letter to the Planning Board from the East Cambridge Planning Team, dated 12/19/16.
26. Email to the Planning Board from Marilyn Wellons, dated 12/20/16.

27. Email to the Planning Board from Marie Saccoccio, dated 12/20/16.
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28. Copy of a memo to the Cambridge Redevelopment Board from Tom Evans, CRA, dated
1/14/17.

29. Copy of letter to Michael Cantalupa, Senior Vice President, Boston Properties, Inc., from
Thomas L. Evans, CRA, dated 1/23/17.
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APPLICATION SUMMARY

Section 14.32.2 of the Zoning Ordinance provides that the distribution of new development
within the MXD District above and beyond three million, three hundred and thirty three
thousand (3,333,000) square feet of Gross Floor Area (GFA), referred to as Infill GFA, must be
described through the preparation of an Infill Development Concept Plan (IDCP) that would be
subject to review and special permit approval by the Planning Board. The IDCP is required to
include a program for current and future development, a site plan for all proposed new
development including Innovation Space and Active Ground Floor Uses, a summary of current
and proposed future uses on building sites, a development phasing plan, a transportation impact
study, a housing program, an open space plan, a street and public infrastructure improvement
plan, a plan illustrating proposed building scale, height and massing with studies of potential
environmental impacts and mitigation measures, a set of urban design guidelines, proposed
modifications, if any, to the development plans then approved pursuant to the Massachusetts
Environment Policy Act (MEPA) and an update on implementation of required mitigations from
MEPA, a sustainability plan and a Retail Plan. Special permit approval of the IDCP satisfies the
Project Review Special Permit requirements (Section 19.20) for development authorized within
the IDCP, with future building phases subject to continuing design review in accordance with a
process set forth in the special permit conditions.

The IDCP submitted by the Applicant proposes the addition of 400,000 square feet of residential
Infill GFA and 540,000 square feet of commercial Infill GFA, excluding such GFA that is
exempt from calculation pursuant to the provisions of Article 14.000 of the Zoning Ordinance.,
New development is proposed to occur mostly in the portion of the MXD District north of
Broadway, east of Galileo Galilei Way and south of Binney Street, distributed as follows:

o The existing 48-foot tall commercial building at 145 Broadway (known as Eleven
Cambridge Center) is proposed to be demolished and replaced with a new, 250-foot tall
commercial office building with ground-floor retail space and a below-grade parking
facility.

e The existing 32-foot commercial building at 250 Binney Street (known as Fourteen
Cambridge Center) is proposed to be demolished and replaced with a new, 200-foot tall
commercial office/laboratory building with ground-floor retail space and a below-grade
parking facility.

o Portions of the existing above-grade parking garage north of Broadway (known as
Cambridge Center Blue Garage) are proposed to be altered to accommodate the
construction two new residential buildings, one attached to each end of the parking
structure, including one 350-foot tall residential building attached to the south end and
one 170-foot tall commercial building attached to the north end. Existing public open
spaces adjacent to the south and north ends of the garage are proposed to be retained and
improved.
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¢ The existing commercial office/laboratory building at 75 Ames Street, currently occupied
by the Broad Institute, is proposed to be increased in GFA by 14,000 square feet through
the conversion of existing building mechanical space to usable commercial GFA, though
no change in the height or volume of the structure is proposed.

o The existing commercial building at 255 Main Street (known as One Cambridge Center)
is proposed to be converted to Innovation Space as described in Section 14.32.5, fulfilling
the requirement for Innovation Space associated with new office Infill GFA and
exempting the floor area of such Innovation Space from district GFA limitations pursuant
to Section 14.32.6, though no change in the height or volume of the structure is proposed.
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FINDINGS

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

Section 14.32.2.2 of the Zoning Ordinance provides the following guidance in making the
 Board’s findings:

The Planning Board shall grant a special permit approving an Concept Plan upon finding that
the new development identified within the plan meets the criteria for approval of a Planned Unit
Development set forth in Section 12.35.3(3) of the Zoning Ordinance and the criteria for
approval of a Project Review Special Permit set forth in Section 19.25 of the Zoning Ordinance.
In making its finding, the Board shall consider the objectives set forth in the Kendall Square
Final Report of the K2C2 Planning Study (“K2 Plan”) and the Kendall Square Design
Guidelines.

The applicable criteria are discussed in the following sections of these Findings.

1. Criteria for Planned Unit Development (PUD) Approval (Section 12.35.3)

The Planning Board finds that the proposed IDCP is in general conformance with the criteria
set forth in Section 12.35.3, as explained in detail below.

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

The IDCP conforms to the provisions of Article 14.000 of the zoning ordinance, as most
recently amended by the City Council in 2015 based on the 2013 recommendations of the
Kendall Square Planning Study. The proposed development will conform to the
provisions of Section 12.50 in relation to roadways, utilities and public works,
landscaping and environmental performance standards.

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

The MXD District is a special zoning district created to authorize mixed-use development
in accordance with planning for the area overseen by the Cambridge Redevelopment
Authority (CRA). The requirements in Article 14.000 are intended to allow a diversity of
land uses in close proximity, within a limited area; to promote a balance of land uses; to
facilitate development proposals responsive to current and future market conditions; to
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facilitate integrated physical design; and to encourage interaction among activities
located within the District.

In accordance with the 2013 Kendall Square Planning Study, the zoning amendment
adopted by the City Council in 2015 expanded the capacity for development in the MXD
district to allow additional commercial and residential development with a required
residential component, including ground-floor retail and active uses, Innovation Space
that would be available to smaller companies on more flexible terms than otherwise
found in the commercial market, and improvements to open space and the public realm.
The IDCP follows from the 2015 zoning amendment and is in conformance with the
specific requirements as well as the intent of the zoning in that district.

(3) The Development Proposal provides benefits to the city that outweigh its adverse effects.

The Planning Board finds that the IDCP will provide sufficient public benefits to offset
any adverse impacts, as described in detail below. The Board makes reference to the
communication provided by James Rafferty on behalf of the Applicant dated January 11,
2017, describing public benefits to be provided by the proposed development.

In addition to the specific PUD considerations set forth in Section 12.35.3, the IDCP will
provide benefits required in the 2015 zoning amendment and related commitments. These
benefits include required residential development that will be delivered before or
simultaneously with phases of commercial development, including housing affordable to
low, moderate and middle income households, and homeownership opportunities at all .
income levels. The IDCP also proposes to exceed zoning requirements for Innovation
Space, as is incentivized in Article 14.000, providing 105,200 square feet of such space
and offering 25% of such space at below market rents.

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

(a) [The] quality of the site design, including integration of a variety of land uses,
building types, and densities; preservation of natural features, compatibility with
adjacent land uses; provision and type of open space, provision of other
amenities designed to benefit the general public

The development proposed within the IDCP will include a mix of residential,
office, laboratory and retail uses through the redevelopment of existing building
sites. New buildings will be of a high quality, in accordance with the design
guidelines included within the IDCP, and will be subject to continuing design
review by the Planning Board and the Cambridge Redevelopment Authority
(CRA). The plan will also include enhancements to the streetscape and several
public open spaces on Broadway and Binney Street, including the public pathway
connecting the ends of Sixth Street and Ames Street.

(b) Traffic flow and safety
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The proposed IDCP is not expected to have a substantial adverse impact on traffic
flow and safety, as discussed further below in the transportation impact findings
related to Section 19.20.

(c) Adequacy of utilities and other public works

The proposed development plans have been reviewed by the Department of
Public Works (DPW), which provided a communication to the Planning Board
dated December 12, 2016, indicating that the development will be able to meet
applicable standards for utilities and public works. Formal complete engineering
review will be undertaken by the DPW at each phase of the development, at the
time of the Building Permit Application, to confirm that all DPW Standards have
been met.

(d) Impact on existing public facilities within the city

The proposed development is not expected to impact existing public facilities.
Public utilities and infrastructure will be improved in concert with the
development proposed on individual building sites.

(e) Potential fiscal impacts

As provided in the communication referenced above, the project is expected to
lead to approximately 4,500 permanent jobs and approximately 2,600
construction jobs in the city, and to generate an estimated $12 million in new
annual real estate tax revenue, along with other positive economic impacts
resulting from new employees and residents.

2. Project Review Special Permit (19.20)

The Planning Board finds that the proposed IDCP is in general conformance with the Project
Review Special Permit criteria set forth in Section 19.20 of the zoning ordinance, as
explained in detail below. :

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

(19.25.11) Traffic Impact Indicators. In determining whether a proposal has substantial
adverse impacts on city traffic the Planning Board shall apply the following indicators. When
one or more of the indicators is exceeded, it will be indicative of potentially substantial
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adverse impact on city traffic. In making its findings, however, the Planning Board shall
consider the mitigation efforts proposed, their anticipated effectiveness, and other
supplemental information that identifies circumstances or actions that will result in a
reduction in adverse traffic impacts. Such efforts and actions may include, but are not limited
to, transportation demand management plans, roadway, bicycle and pedestrian facilities
improvements, measures to reduce traffic on residential streets; and measures undertaken to
improve safety for pedestrians and vehicles, particularly at intersections identified in the
Traffic Study as having a history of high crash rates.

The indicators are: (1) Project vehicle trip generation weekdays and weekends for a twenty-
four hour period and A. M. and P.M. peak vehicle trips generated; (2) Change in level of
service at identified signalized intersections; (3) Increased volume of trips on residential
streets; (4) Increase of length of vehicle queues at identified signalized intersections; and (3)
Lack of sufficient pedestrian and bicycle facilities. The precise numerical values that will be
deemed to indicate potentially substantial adverse impact for each of these indicators shall
be adopted from time to time by the Planning Board in consultation with the TPTD,
published and made available to all applicants.

The Applicant completed a Transportation Impact Study (TIS), with a functional scope
determined by the Traffic, Parking and Transportation Department (TP&T). As
communicated in a memorandum from TP&T dated September 14, 2016, the TIS was
certified as complete and reliable by TP&T on July 14, 2016. The TIS indicated 31 instances
in which the Planning Board indicators for transportation impact review were exceeded,
including: total weekday daily and peak hour trips; reduced level of service at the
Broadway/Hampshire Street, Binney Street/Third Street, Broadway/Galileo Galilei Way, and
Broadway/Third Street intersections; increased traffic on residential streets for Third Street
between Charles Street and Spring Street; and low pedestrian level of service at the
intersections of O’Brien Highway/Land Blvd., Binney Street/First Street, and Binney
Street/Land Blvd. due to signal timing and not directly because of the proposed project.

The Planning Board received additional communications from TP&T on December 15, 2016
and January 11, 2017, discussing a program of mitigation measures to address the exceeded
indicators identified in the TIS. Such measures are intended to reduce overall vehicle trips by
shifting trips to sustainable modes, promote and support transit use while taking into account
existing congestion on the transit network, improve safety at intersections for all modes,
manage parking supply and auto demand (TDM), monitor trips over time, and manage
loading and deliveries. The memo dated January 11, 2017 contained a specific set of
recommended mitigation requirements to be implemented throughout the phases of the
IDCP, which were found to be agreeable to the Applicant and were accepted by the Planning
Board.

Therefore, upon consideration of the TIS, the communications from TP&T, and the agreed-
upon mitigation measures, the Planning Board finds that the development proposed within
the IDCP will not result in substantial adverse impact on city traffic in the area.
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(19.25.2) Urban Design Findings. The Planning Board shall grant the special permit only if
it finds that the project is consistent with the urban design objectives of the city as set forth in
Section 19.30. In making that determination the Board may be guided by or make reference
to urban design guidelines or planning reports that may have been developed for specific
areas of the city and shall apply the standards herein contained in a reasonable manner to
nonprofit religious and educational organizations in light of the special circumstances
applicable to nonprofit religious and educational activities.

The Board finds that the proposed IDCP is consistent with the Urban Design Objectives set
forth in Section 19.30, along with the more specific plans and guidelines established by the
City for the Kendall Square area. The Board acknowledges that the IDCP presents
development in conceptual form, and therefore makes the below findings based on the
overall master plan presented for the development. The detailed designs of proposed new
buildings and site improvements will be reviewed further by the Board in accordance with -
the Conditions of this Decision and with the design guidelines submitted as part of the IDCP,
which will also be subject to further review and refinement by CDD staff and the Planning
Board.

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

As discussed in the findings above, the IDCP follows from the extensive planning
undertaken during the Kendall Square Planning Study, the recommendations of which
were adopted by the City Council as amendments to the zoning requirements for the
MXD District in 2015, Historically, the MXD district has contained commercial office,
laboratory and hotel facilities in relatively large-scale buildings, and a component of
retail use at the ground floor. The proposed IDCP continues this pattern while, in
accordance with the Kendall Square Planning Study, providing a larger residential
component, providing more retail at the street level, promoting a more pedestrian-
oriented and bicycle-friendly streetscape, and improving public open spaces and
connections.

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

The proposed new buildings in the IDCP will create more transparent and welcoming
ground floors than the existing buildings, with new retail and active use spaces. The
proposed site improvements will also enhance the public realm for pedestrians and
bicyclists with landscaping and furniture along the streetscape and within public open
spaces on Broadway, Binney Street and the connecting path between those two streets.
New buildings will feature pedestrian entrances at the most prominent locations, will
locate parking and loading access along internal access drives, and will provide bicycle
parking facilities in accordance with city standards.
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(19.33) The building and site design should mitigate adverse environmental impacts of a
development upon its neighbors.

The IDCP contains studies of anticipated wind, shadow and noise impacts from proposed
new development. The Planning Board also reviewed more specific impact studies as part
of the design submission for the proposed first phase of development at 145 Broadway.
Wind impact studies predict generally comfortable conditions around the sites identified
in the IDCP, while also identifying certain locations where mitigating measures would be
incorporated into the design of individual buildings. Shadow studies show that the height
and volume of proposed new buildings will not create substantial new shadow on existing
abutting buildings or public spaces. The noise analysis demonstrates that buildings will
be designed to meet the applicable requirements of the Cambridge Noise Control
Ordinance. Approaches to manage environmental impacts are also included in the design
guidelines for the IDCP, which will be subject to further review and refinement, and the
specific environmental impacts of each proposed building will be considered in more
detail through the continuing design review process for that building. Also, as noted
above, loading and service functions of new buildings will be handled internally to the
site and mostly within buildings, and will not impact abutting properties.

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

As previously noted in these findings, the IDCP has been reviewed by DPW and is
expected to meet all applicable standards for infrastructure and utilities, subject to further
engineering review of each proposed building. New development will also be subject to
sustainable design requirements and will employ measures set forth in Section 14.74 of
the Zoning Ordinance and in greater detail in the Sustainability section of the proposed
IDCP, which are based on the enhanced sustainability recommendations of the Kendall
Square Planning Study. '

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

The IDCP proposes two new commercial buildings to replace existing commercial
buildings and two new residential buildings connected to the ends of an existing parking
garage. The buildings to be demolished or altered are not considered historically
significant. The proposed new buildings will enhance the historical patterns of
development in the area by screening above-grade parking facilities and designing new
buildings to be more pedestrian-oriented and transparent, particularly at the ground
floors.

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

Pursuant to zoning requirements and as described in the Housing Program section of the
IDCP, the proposed new development will include up to 425 new housing units,
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including 80-85 units for low to moderate-income households and 20-25 units for middle-
income households. At least 5% of residential GFA will be devoted to three-bedroom
units, which will be primarily devoted to low, moderate and middle income households,
and at least 20% of proposed new residential GFA will be devoted to homeownership
units at all income levels.

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

The IDCP includes enhancements to existing public open spaces along Broadway and
Binney Street, as well as improvements to the public pathway connecting the ends of
Sixth Street and Ames Street that will include a dedicated bicycle path, and
enhancements to the streetscape surrounding each development site.

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

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

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

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

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

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

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

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

(d) nuisance or hazard would be created to the detriment of the health, safety and/or welfare
of the occupant of the proposed use or the citizens of the City, or ...
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The proposed development will not cause nuisance or hazard and will be conducted in
accordance with all applicable health and safety requirements.

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

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

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

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

Based on a review of the Application Documents, testimony given and comments made at the
public hearings, and the above Findings, the Planning Board hereby GRANTS the requested
Special Permit for approval of an Infill Development Concept Plan in the MXD District, subject
to the following conditions and limitations. Hereinafter, for purposes of this Decision, the
Permittee shall mean the Permittee and any successor or successors in interest.

Outline of conditions:

Approved Development Program.

Open Space.

Design Review.

Sustainability.

Traffic and Infrastructure Improvements.

Retail and Active Uses.

Housing.

Construction Management.

9. Other Municipal Ordinances.

10. Timing and Phasing.

11. Amendments.

12. Additional Requirements for Phase 1 Development.
13. Additional Requirements for Phases 2 and 3 Development.

PN B

List of appendices incorporated herein and made a part hereof®

Site Plan

Development Summary

Open Space Plan Summary

Phasing Plan :
Transportation Mitigation Program and Monitoring Requirements
Sustainability Plan and Guidelines

Letter of Commitment by Boston Properties Limited Partnership
Design Guidelines (approved in current draft form, subject to revision)

mQEHOOWE
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1. Approved Development Program.

All development authorized by this Special Permit shall be consistent, in concept, with the
Infill Development Concept Plan (IDCP) materials dated August 9, 2016 and all
supplemental plan materials submitted to the Planning Board prior to issuance of this Special
Permit as listed in the Application Documents (which have been compiled into a
Consolidated Revision dated February, 2017), and the applicable requirements of the Zoning
Ordinance. The following characteristics of the IDCP are specifically permitted and are
summarized in Appendix B, Development Summary:

a. Aggregate Development.

I

ii.

iil.

v.

vi.

Total Development. The maximum Gross Floor Area (GFA) permitted within the
MXD District shall not exceed 4,273,000 square feet, in the aggregate, as more
specifically set forth in Appendix B. Such GFA shall not include certain spaces
that are specifically exempted from the calculation of GFA by Section 14.32.6 of
the Zoning Ordinance.

Mix of Uses. Subject to the provisions of Section 14.32.1, within the MXD
District as a whole, GFA devoted to non-residential uses shall not exceed
3,673,000 square feet, and the remaining GFA permitted in the district shall be
limited to multifamily residential uses. Such GFA shall not include certain spaces
that are specifically exempted from the calculation of GFA by Section 14.32.6 of
the Zoning Ordinance.

Innovation Space. Approximately 105,200 square feet of floor area within the
MXD District shall be designated as Innovation Space according to the standards
set forth in Section 14.32.5. Such floor area shall be exempt from the calculation
of aggregate GFA by Section 14.32.6 and shall fulfill the requirements associated
with new commercial development authorized by this Special Permit as set forth
in Section 14.32.5.

Middle-Income Housing. Approximately 20,000 square feet of floor area shall be
devoted to Middle-Income Units according to the standards set forth in Section
14.35. Such floor area shall be exempt from the calculation of aggregate GFA and
shall fulfill the requirements associated with new residential development
authorized by this Special Permit as set forth in Section 14.35.

Retail Uses. Approximately 19,366 square feet of floor area, as depicted in the
approved IDCP, shall be devoted to Retail and Consumer Service Uses, of which
approximately 1,300 square feet shall be exempt from GFA in accordance with
Section 14.32.6. In accordance with Section 14.38, Retail and Consumer Service
Uses or active public gathering space (whether enclosed or open) shall occupy a
minimum street frontage length of seventy-five percent (75%) of the building
facades fronting Main Street, Broadway and Ames Street.

New Development Authorized by IDCP. This Special Permit shall authorize the
demolition of approximately 141,212 square feet of GFA in two commercial
buildings and the construction of approximately 772,412 square feet of GFA in
two new commercial buildings, as well as the construction of 421,300 square feet
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Viil.

iX.

of GFA in two primarily residential buildings, of which 21,300 square feet shall
be exempt from GFA in accordance with Section 14.32.6 (including 20,000
square feet devoted to middle income housing units and 1,300 square feet devoted
to ground-floor retail use), containing up to 425 total dwelling units. This Special
Permit shall also authorize the conversion of approximately 14,000 square feet of
floor area currently used for building mechanical functions, and thereby exempt
from GFA calculations, to commercial uses that shall cause it to be included in
the aggregate GFA of the district.

Net New Development. The authorized new development, conversion of
mechanical space to GFA, demolition of existing buildings, and exclusion of
existing and new GFA that is made exempt from zoning limitations pursuant to
section 14.32.6, as set forth above, shall result in a net increase of 540,000 square
feet in non-residential GFA and 400,000 square feet in residential GFA.

Other Development Not Included in IDCP. Other development in the MXD
District that is outside the purview of this Special Permit includes the
development authorized by Special Permit PB #294, which includes
approximately 200,000 square feet of residential use and approximately 20,000
square feet of lower-floor commercial use at 88 Ames Street, and the
development of up to 60,000 square feet of the aggregate 3,673,000 square feet of
GFA reserved for non-residential uses, which shall require a separate special
permit from the Planning Board in accordance with Section 14.72.3.

Modifications of Aggregate Development Program. Any change to the approved
Aggregate Development Program that alters the GFA figures set forth in this
Condition #1-a. of this Decision by no more than 10,000 square feet may be
approved by the Community Development Department (CDD) as an
administrative change without requiring an Amendment by the Planning Board,
provided that the resulting development remains in substantial conformance with
applicable Sections of the Zoning Ordinance, the approved IDCP and the
Conditions of this Special Permit. Any further change to the Aggregate
Development Program, provided that the resulting program conforms to zoning
limitations and that the total change amounts to no more than five percent (5%) of
the GFA of new development authorized by this Special Permit, may be approved
as a Minor Amendment pursuant to Condition #11 of this Decision. Additionally,
any increase in Retail Uses accompanied, to the extent necessary, by a
commensurate decrease in other approved uses may be approved as a Minor
Amendment.

Parking. This Special Permit shall authorize the construction of 1,000 new
parking spaces in below-grade structures and the removal of 215 existing parking
spaces from existing above-grade structures, resulting in a net increase of 785
parking spaces and a total of 3,493 parking spaces in the MXD District.
Accessory parking shall serve non-residential and residential uses in accordance
with the limitations set forth in Section 14.52.2. Parking spaces may be used for
carsharing to the extent allowable by zoning. Electric Vehicle (EV) charging
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Xi.

Xii.

stations shall also be allowed within parking facilities. A reduction in the total
number of off-street parking spaces may be approved administratively by CDD,
without requiring an amendment from the Planning Board, provided that such
decrease does not exceed five percent (5%) of the total number of approved
parking spaces on the Development Parcel, while any further reduction may be
approved as a Minor Amendment pursuant to Condition #11 of this Decision
provided that the provisions of the Zoning Ordinance are met.

Bicycle Parking. A minimum of 633 long-term and 102 short-term bicycle
parking spaces will be provided for new development authorized by this Special
Permit, as required by Section 6.100. Any modifications that deviate from the
requirements of Section 6.100 shall require a special permit from the Planning
Board pursuant to Section 6.108.

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

b. Site Development. The development authorized by this Special Permit shall occur within
those Building Sites identified and depicted in the Site Plan contained within the IDCP
and included in Appendix A attached to this Special Permit Decision, which are set forth
below. For clarity, the figures set forth below include GFA that is exempt from zoning
limitations by the provisions of Section 14.32.6.

i.

ii.

1ii.

iv.

Commercial Building A, 145 Broadway. This Special Permit authorizes the
demolition of an existing commercial building with approximately 78,636 square
feet of GFA and the construction of a new commercial building with
approximately 453,768 square feet of GFA.

Commercial Building B, 250 Binney Street. This Special Permit authorizes the
demolition of an existing commercial building with approximately 62,576 square
feet of GFA and the construction of a new commercial building with
approximately 318,644 square feet of GFA.

Residential Building South, 135 Broadway (fronting Broadway). This Special
Permit authorizes the demolition of a portion of an existing above-grade parking
structure and the construction of a new residential building with approximately
350,000 square feet of GFA and up to 355 dwelling units.

Residential Building North, 135 Broadway (fronting Binney Street). This Special
Permit authorizes the demolition of a portion of an existing above-grade parking
structure and the construction of a new residential building with approximately
71,300 square feet of GFA and up to 70 dwelling units, and a ground-floor retail
use.
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V.

vi.

Broad Institute Office Conversion, 75 Ames Street. This Special Permit
authorizes the conversion of approximately 14,000 square feet of exempt
mechanical space to usable non-residential GFA within the existing building.

Innovation Space, 255 Main Street. This Special Permit authorizes the conversion
of approximately 105,200 square feet of existing GFA to Innovation Space, which
shall be exempt from aggregate GFA calculations and other GFA limitations
within the MXD District. Any future relocation or redevelopment of the
authorized Innovation Space may be approved as a Minor Amendment pursuant
to Condition #11 of this Decision provided that the provisions of the Zoning
Ordinance are met.

¢. Other Dimensional Characteristics.

i

ii.

iii.

iv.

vi.

Vii.

Height. The Planning Board approves the building heights for the proposed new
buildings set forth in the IDCP and in Appendix B.

Building Setbacks and Massing. For all new and substantially renovated buildings
authorized by this Special Permit, the GFA, setbacks and building massing shall be as
conceptually described and illustrated in the IDCP.

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

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

Outdoor Spaces. The conceptual design of open spaces, streetscape types, urban space
types, street walls and massing, service access design, landscaping, and exterior
lighting shall be as described and illustrated in the IDCP.

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

Modifications. During the Design Review process, or in the event that there is no
Design Review process pending for a Building Site, upon the application of the
Permittee, the Planning Board may approve modifications to the Development
Summary in Appendix B that constitute no more than a five percent (5%) deviation in
the GFA or building height on any individual Building Site.

viii.  Public Improvements. The Permittee shall implement all improvements to public

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

2. Open Space.

a. As an element of the IDCP, the Planning Board specifically approves the amount,
location, and functional characteristics of the Open Space as required in the Ordinance
and such other open space as the same is contextually depicted and described in the Open
Space Plan section of the IDCP, attached as Appendix C to this Special Permit Decision.

b. According to the IDCP, the approved development shall result in approximately 276,289
square feet of Public Open Space in the MXD district, exceeding the minimum of
100,000 square feet required by Section 14.42. Such Public Open Space shall be reserved
for public use and enjoyment as guaranteed through one or more of the following:
retention by the Cambridge Redevelopment Authority (CRA); dedication to and
acceptance by the City of Cambridge or other public entity; easements or deed
restrictions over such land sufficient to ensure its perpetual reservation for public open
space purposes; dedication, by covenant or comparable legal instrument, to the
community use of the residents, lessees and visitors to the MXD district for reasonable
amounts of time on a regular basis; or lease agreements of ninety-nine (99) years or
longer from the private developer or owner to the City or other public entity.

¢. According to the IDCP, the approved development shall result in a total of approximately
473,546 square feet of total open space in the MXD district, exceeding the minimum of
fifteen percent (15%) of the land area (excluding road rights-of-way) within the MXD
district, required by Section 14.42.2. Such open space shall be devoted to a combination
of public open spaces and private but publicly accessible spaces, which shall contribute to
an interconnected network of public spaces in the broader Kendall Square neighborhood,
accommodating a variety of activities for employees, residents and visitors, consistent
with the place-making goals of the 2013 K2 Final Report.

d. Creation of and improvements to open space, as described in the IDCP, shall be
completed in concert with each Phase of development as set forth in the Timing and
Phasing provisions in Condition #10 below. The open space elements associated with
each phase shall be reviewed and approved by the Planning Board in connection with its
Design Review of that phase of development.

e. The Planning Board may approve modifications to the proposed open space identified as
Binney Street Park as a Minor Amendment in accordance with the Amendment
procedures set forth in Condition #11 below and the Additional Requirements for Phases
2 and 3 Development set forth in Condition #13 below.

3. Design Review.

a. Per Section 14.32.2.2, the approval of this IDCP shall serve to meet any applicable
project review requirements of Article 19.000, and no additional Project Review Special
Permit shall be required for individual buildings authorized by this Special Permit.
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b. In granting this Special Permit, the Planning Board hereby approves the design of
Commercial Building A, 145 Broadway, constituting Phase 1 of the IDCP, in
conformance with the final Design Review submission dated February 7, 2017 (which

-consolidates all materials and revisions submitted prior to the Planning Board’s approval
of the design), subject to the provisions for continuing staff review set forth elsewhere in
the Design Review Conditions of this Special Permit Decision, and subject to the
Additional Requirements for Phase 1 Development set forth in Condition #12 of this
Special Permit Decision. No further review and approval by the Planning Board shall be
required prior to issuance of a building permit, provided that the final plans submitted to
secure a building permit are in substantial conformance with the design approved by the
Planning Board.

¢. In granting this Special Permit, the Planning Board hereby approves in conceptual form
the other buildings within the IDCP as presented in the Application Documents, subject
to future design review and approval as set forth below.

d. Design Review Procedures. Prior to issuance of a building permit for any individual
building, a detailed schematic design of each building, along with any open space and
landscape elements associated with that phase of development, shall be reviewed and
approved in accordance with the procedures set forth below.

i. Prior to submission of a design review package for a Building Site, the Permittee shall
meet with the Design Review Committee of the CRA to discuss conceptual design
approaches to the building and site. The Planning Board shall be notified in advance of
any Design Review Committee meeting pertaining to development authorized by this
Special Permit Decision and shall have the opportunity to appoint up to two (2)
Planning Board members to participate in such meetings.

ii. At least twenty-eight (28) days prior to submission of a design review package to the
Planning Board, the Permittee shall provide a draft set of plans to CDD, TP&T, and
DPW staff for review and comment on such matters as the clarity of the plans and
potential issues regarding conformance with City standards. Such plans shall include
plans for any public improvements associated with development on a Building Site,
including but not limited to construction of public streets or infrastructure. The
Permittee shall also provide draft Green Building Review materials to CDD staff for
review and comment.

iii. Following the submission of a design review package to the Planning Board, containing
materials as set forth in Paragraph (e) below, the Planning Board will schedule a design
review session to take place at a Planning Board meeting at which the review and
possible approval of the building design has been placed on the agenda. Submitted
materials will be made available to the public at least two weeks prior to the scheduled
design review. For each building and/or site subject to these design review procedures,
at least one Planning Board design review session shall be held jointly with the CRA
Board, unless the Chair of the Planning Board and Chair of the CRA Board mutually
agree that such a jointly held meeting is not necessary in a particular instance.
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1v.

vi.

Vii.

Viil.

iX.

The Planning Board shall entertain written and oral comments from members of the
public on the proposed design prior to making a determination of approval. The
Permittee may also submit interim materials for review and comment by the Planning
Board prior to seeking final design approval.

The Planning Board shall approve the schematic design of each building by an
affirmative vote of at least five (5) Planning Board members present at the meeting,
upon finding that the design is generally consistent with the design standards and
guidelines listed in Paragraph (f) below. In granting approval, the Planning Board shall
provide written comments describing how the project responds to the applicable
standards and guidelines, and may provide a list of detailed design elements to be made
subject to continuing review by CDD or other City staff. The Planning Board may also
request additional information to be provided to the Board for review and comment
after design approval has been granted.

Subsequent to Planmng Board design review and approval of a Building Site but prior
to issuance of a building permit, the Permittee shall prepare and submit seventy-five
percent (75%) design drawings of any public improvements for review and comment
by applicable City departments prior to submitting final construction drawings for
approval. Prior to issuance of a building permit, all applicable City departments shall
certify to the Planning Board and to the Superintendent of Buildings that either the
design of such public improvements has been approved, or that such approval will be
given at some specific future time subsequent to issuance of the building permit.

Prior to issuance of a building permit, CDD (and other departments as applicable) shall
certify to the Superintendent of Buildings that the plans submitted to secure the
building permit are in substantial conformance with the schematic design approved by
the Planning Board and that all detailed design elements made subject to continuing
review by staff have been sufficiently addressed. CDD may present any design changes
made subsequent to design approval to the Board for its review and comment. If any
design changes are found to be substantial, the Board may schedule an additional .
design review session to consider approval of such changes.

Prior to issuance of a building permit, applicable City departments including but not
limited to CDD, TP&T, DPW, and other departments that may have purview over a

. particular aspect of the development as determined by CDD or by the Superintendent of

Buildings shall review the plans submitted to secure the building permit for compliance
with City requirements or standards pertaining to design elements including but not
limited to parking facilities, bicycle parking facilities, street trees, loading facilities,
bicycle and vehicular access and egress, public bicycle sharing stations, stormwater
management systems, Green Building requirements and historic protections, if
applicable.

Prior to issuance of a building permit, CDD shall certify to the Superintendent of
Buildings that all Conditions of this Special Permit are being met.

Prior to final selection of fagade materials and colors, the Permittee shall erect an on-
site mock-up of an exterior wall displaying selected materials and composition.
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Planning Board members will be notified in order to view the mock-up and provide
comments to CDD, and CDD will review and provide all comments to the Permittee
prior to the commencement of exterior fagade construction.

e. Materials. The Permittee shall provide the following materials in the design review
package for each building:

1.

ii.

iii.

iv.

vi.

Vii.

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

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

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

A site plan (or plans) of the entire Building Site and other open space associated with
that phase of development, illustrating, in detail:

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

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

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

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

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

A scaled and dimensioned roof plan, illustrating all features proposed to be located on
the roof including the arrangement of any rooftop mechanical systems and enclosures,
and any proposed lighting that will be visible from outside the building.

Scaled and dimensioned elevations of each side of the proposed building with labels
and descriptions of proposed exterior fagade materials, which shall include any
visible rooftop mechanical equipment, screening devices, exterior vents, lighting
fixtures and other appurtenances, as well as focused elevations of each of the ground
floor facades. :

viii. Perspective views of the Building Site from significant vantage points, including

public streets from which the building will be visible at a distance, pedestrian views
from all sides of the building to illustrate how the building will relate to the adjacent
public realm, and nighttime views to illustrate the appearance and illumination of the
building after dark.
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ix. Preliminary Signage Plan depicting, in concept, the anticipated locations and sizes of
signage on the building and site, for purposes including but not limited to wayfinding,
retail signage and building identification.

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

. may be applicable to the project at the time of review.

xi. Sustainability Narrative and supporting materials required to certify compliance with
applicable sustainability standards set forth in Section 14.74, and to respond to
applicable sustainability guidelines as set forth in the IDCP and in this Special Permit
Decision.

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

xiii.  Pedestrian Wind Comfort Study, demonstrating anticipated impacts and
examining various wind mitigation strategies including modifications to building
form and massing.

xiv.  The Permittee shall also assemble the following materials to present to the
Planning Board at the design review meeting:

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

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

f. Review Standards and Guidelines. In reviewing and approving the schematic design of a
Building Site, the Board shall consider the general consistency of the architectural and
site design with the following standards and guidelines, provided that in the event of any
conflict between the guidelines set forth below and the provisions of Article 14.000 of the
Zoning Ordinance, the Zoning Ordinance shall control:

i. The IDCP Demgn Guidelines included within the IDCP and approved by the Planmng
Board. The version of the Design Guidelines included as Appendix H to this Special
Permit Decision are hereby approved by the Planning Board in draft form, and shall
be revised and submitted for final review and approval by the Planning Board, as a
matter of general business, prior to the submission of design review materials for
Phase 2 of IDCP development.

ii. The Sustainability Standards and Guidelines set forth in the IDCP and included, as
excerpts, as Appendix F to this Special Permit Decision. The Planning Board shall
also consider additional sustainability standards or guidelines that have been
established by the City through amendment to the Zoning Ordinance or other
planning initiatives, provided that such standards or guidelines have been
communicated to the Planning Board and the Permittee prior to the commencement of

~ the design review procedure for a Building Site.
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iii. Other applicable urban design guidelines for the area, including the Kendall Square
Design Guidelines.

iv. The Citywide Urban Design Objectives set forth in Section 19.30 of the Zoning
Ordinance.

4. Sustainability.

Development authorized by this Special Permit shall be subject to the sustainability
requirements set forth in Section 14.74. Compliance shall be reviewed by CDD at the design
review phase as set forth in the Design Review conditions set forth above in this Special
Permit Decision, and ongoing compliance shall be certified by CDD prior to issuance of a
building permit and prior to issuance of a certificate of occupancy for any development
authorized by this Special Permit.

5. Traffic and Infrastructure Improvements.

a. The Permittee shall be required to implement the parking and transportation mitigation
program, transportation monitoring program and transportation demand management
measures all contained in Appendix E: Transportation Mitigation Program and
Monitoring Requirements, as transmitted to the Planning Board in the memorandum from
TP&T dated January 11, 2017, at such times as are identified in said Appendix E.

b. Prior to issuance of the project’s first Occupancy Permit, the Permittee shall provide a
proposed parking management plan and obtain approval from TP&T and CDD, as set
forth in the memorandum from TP&T dated January 11, 2017.

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

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

6. Retail and Active Uses.

a. The Planning Board approves the proposed amount and location of space devoted to
retail uses and active public gathering spaces as described and illustrated in the Retail
Plan section of the approved IDCP. Such spaces shall be designed and programmed in
accordance with the requirements of Section 14.38.
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b. Any additional ground-floor frontage of the buildings authorized by this Special Permit
may be devoted to retail uses or other public gathering spaces, subject to review of any
design modifications in accordance with the Design Review procedures of this Decision.

c. Any relocation of retail use or other active public gathering space from the locations
depicted in the IDCP to another location within the MXD district may be permitted as a
Minor Amendment pursuant to Condition #11 of this Decision, upon a determination by
the Planning Board that there will be no reduction in the total amount of such uses and
that the proposed relocation will better serve the objectives of the district, and provided
that the requirements of Section 14.38 continue to be met.

d. The Permittee shall consult with the Economic Development Division of CDD prior to
initiation of marketing and tenanting efforts for any space devoted to retail and consumer
service uses within the IDCP, for the purpose of sharing information about outreach
strategies, leasing provisions, and programs that might assist in serving local businesses.
Such consultation shall include a discussion of efforts to recruit “Independent and Local
Retailers™ as described in Section 14.32.6, Paragraph (4), Subparagraph (e), in order to
fulfill the requirements to exempt certain retail spaces from GFA calculations.

7. Housing.

a. Residential development authorized by this Special Permit shall be subject to the
requirements of Article 14.000 related to housing, including requirements for Middle
Income Housing (Section 14.35), Affordable Housing (14.36), and dwelling units for
families with children (Section 14.37), as well as the commitments to homeownership

“housing set forth in the Letter of Commitment dated December 21, 2015 by Boston
Properties Limited Partnership, referenced in Section 14.39, and attached as Appendix G
to this Special Permit Decision. Compliance with such requirements shall be certified by
the Housing Division of CDD prior to issuance of a building permit, and again prior to
issuance of a certificate of occupancy, for residential development authorized by this
Special Permit.

8. Construction Management.

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

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

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

9. Other Municipal Ordinances.

All authorized development shall conform to all other requirements of Ordinances of the City
of Cambridge, including but not limited to the Parking and Transportation Demand
Management Ordinance, the Asbestos Protection Ordinance, and the Noise Control
Ordinance.

10. Timing and Phasing.

a. Commencement. This Special Permit shall be governed by the provisions of Chapter 40A
and Section 10.46, which establish the time within which construction authorized by the
Special Permit must commence. Pursuant to Section 10.46, the Permittee shall start
construction within two (2) years of the date of filing of this Decision with the City Clerk
(not including the time required to pursue or await the final adjudication of an appeal
under Section 17 of M.G.L. c. 40A). The Planning Board may approve subsequent
extensions of the time for commencement, not to exceed two (2) years per extension,
upon determination of good cause demonstrated by the Permittee.

b. Completion. Construction of the development contained within the IDCP and authorized
by this Sspecial Permit shall be completed within ten (10) years of the date of issuance of
this Special Permit Decision, provided that if construction on a particular Phase has
commenced prior to that date, such Phase shall be entitled to a Certificate of Occupancy
so long as construction is continued through to completion continuously and
expeditiously and all required improvements associated with that Phase are met. The
Planning Board may approve an extension of the completion timeframe upon
determination of good cause demonstrated by the Permittee.

c. Phasing. Development will occur in three Phases, according to the Phasing Plan set forth
in the IDCP, attached as Appendix D to this Special Permit Decision. The Permittee may
undertake the Phases of development in sequence or simultaneously, provided the
following requirements are met:

i. Completion of the open space and site improvements included within each Phase, as
illustrated in the approved IDCP and Appendix D, and including streets, utilities, and
other public improvements, shall be completed prior to issuance of a final Certificate
of Occupancy for development within that Phase. In addition, compliance with the
Conditions of this Special Permit applicable to each Phase, including all required
mitigation measures, shall be completed prior to issuance of a final Certificate of
Occupancy for development within that Phase. ‘

ii. In accordance with Section 14.32.1, construction of at Ieast 200,000 square feet of the
residential GFA within the IDCP, in total, shall commence prior to the issuance of a
Certificate of Occupancy for non-residential GFA exceeding 375,000 square feet
within the IDCP, in total. In accordance with the approved IDCP, to satisfy this
requirement, construction of the residential building within Phase 2 shall occur prior
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to or simultaneously with construction of the commercial building within Phase 2.
However, there is no limitation on residential development authorized by this Special
Permit preceding any non-residential development.

iii. At no time shall the number of total parking spaces exceed the total number
authorized for development within the IDCP. During construction, any parking
facilities proposed to serve authorized uses on an interim basis while permanent
parking facilities are being developed shall be reviewed and approved by TP&T and
shall meet all applicable City parking regulations. Wherever parking spaces have
been constructed in excess of the number of spaces permitted for the authorized uses
occupied at that time, such excess spaces shall not be used and shall be made
physically inaccessible to users in a manner approved by TP&T.

iv. In the event that construction of a Phase has commenced but subsequently ceases,
causing a Building Permit to lapse prior to the delivery of required public benefits,
improvements or mitigation associated with that Phase, then the Planning Board may
withhold authorization of a building permit for a future Phase until construction has
recommenced, or the required public benefits, improvements or mitigation have been

delivered, or this Special Permit Decision has been amended to authorize a change to
the IDCP.

11. Amendments.

a. Amendments to the approved IDCP may be considered in accordance with the provisions
of Section 14.32.2.5 after review and approval by the CRA. The Conditions of this
Special Permit specify some modifications that would constitute Minor Amendments.
Otherwise, the determination of whether a change constitutes a Major or Minor
Amendment to this Special Permit shall be made by the Planning Board as set forth in
Section 12.37 of the Zoning Ordinance.

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

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

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

c. Major Amendments. A Major Amendment shall only be granted after an affirmative vote
of at least five (5) members and/or associate members of the Planning Board and only
after the proposed change has been advertised as a new Special Permit subject to the
procedural requirements of Section 10.40. The Planning Board shall consider the
substance of the change as presented in the amendment application documents and shall
not be reviewing this Decision in its entirety. Upon granting a Major Amendment, the
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Board shall issue written Findings that the amended portions of the IDCP remain in
conformance with applicable requirements and criteria set forth in the Zoning Ordinance.
However, if the Board finds that a requested Major Amendment constitutes a substantial
alteration to the intent, purpose and substance of this Decision, such Major Amendment
shall be considered under the procedures established in Article 14.000 as if it were a new
IDCP after the submission of all required application materials.

d. Conditions. Upon issuing any Amendment, the Planning Board may impose additional
conditions intended to ensure conformance with the intent, purpose and substance of this
-Decision and the Zoning Ordinance.

12. Additional Requirements for Phase 1 Development

The following considerations related to the development of Phase 1 of the approved IDCP
shall be addressed during the procedures for design review by City staff:

a. CDD staff shall review the design of proposed pedestrian wind mitigation measures to be
installed at the corner of Broadway and Galileo Galilei Way, which may include a
vertical wind screen. CDD may present the design of such measures to the Planning
Board for its review and comment if they are deemed to substantially alter the building
design at the ground level. The Permittee shall also prepare additional studies to assess
the effectiveness of the proposed mitigation strategies, including a plan for a post-
occupancy evaluation of wind conditions at that location, for review by CDD staff.

b. The Permittee shall coordinate with CDD and CRA staff on the continuing design of
ground floor active use spaces in the 145 Broadway building, and CDD will present any
significant advancement of such ground floor design to the Planning Board for its review
and comment.

c. The final design of improvements to the Sixth Street walkway, including the grading
plan, construction methods and tree protection measures, shall be reviewed and approved
by the City Arborist and City Engineer to ensure that the proposed bicycle path is
designed and constructed to protect existing trees. Alterations to the design are authorized
to achieve this objective, potentially including a narrowing of the path to a minimum of
eight feet (8°) in sections, realigning the path to be closer to buildings and away from the
drip line of the trees, and raising the elevation of the path.

13. Additional Requirements for Phases 2 and 3 Development.

The following considerations related to the development of Phase 2 and Phase 3 of the
approved IDCP shall be addressed either prior to, or as part of, the Planning Board design
review procedures for the earlier of those Phases:

a. The Permittee shall provide to the Planning Board a study of options for public use of the
parking garage rooftop and/or modifications to the location, design and programming of
Binney Street Park and the north residential building. The purposes of such study shall
include assessing whether publicly accessible and beneficial space either at the roof level
or within a building, possibly programmed for public recreation use, would be preferable
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to the proposed open space on the north side of the north residential building, which may
have limited public benefit. The Planning Board may approve an alternative plan
resulting from such study as a Minor Amendment to the IDCP, after entertaining
comments from the public and determining that the alternative plan would result in a
greater public benefit. It is acknowledged that an alternative plan may require amending
existing public open space covenants, which may be beyond the purview of the Planning
Board or the Permittee, and that an alternative plan might not be feasible for that reason.

b. The Permittee shall provide to the Planning Board a study of potential improvements to
service drives on either side of the existing above-grade parking garage, which shall
consider surface materials, plantings and treatment of the garage fagades, among other
potential improvements. ‘

c. The Permittee shall work with CDD staff to refine the Design Guidelines included in the
IDCP, which the Planning Board has approved herein in draft form. Refinements shall
include language to better explain the objectives of the guidelines and precedent images
illustrating measures such as wind mitigation. The Planning Board shall review and
approve the revised version of these Design Guidelines prior to conducting Design
Review for any development within Phase 2 or 3.

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

For the Planning Board,

N /) ;
itﬂ g I

H Theodore Cohen, Chair.

A copy of this decision PB #315 shall be filed with the Office of the City Clerk. Appeals, if any,
shall be made pursuant to Section 17, Chapter 40A, Massachusetts General Laws, and shall be
filed within twenty (20) days after the date of such filing in the Office of the City Clerk.
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ATTEST: A true and correct copy of the above decision filed with the Office of the City Clerk
on March 20, 2017, by Jeffrey C. Roberts, authorized representative of the Cambridge Planning
Board. All plans referred to in the decision have been filed with the City Clerk on said date.
Twenty (20) days have elapsed since the filing of the decision. No appeal has been filed.
DATE:

City Clerk of Cambridge
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CITY OF CAMBRIDGE
Traffic, Parking and Transportation
344 Broadway
Cambridge, Massachusetts 02139

www.cambridgema.gov/traffic

Joseph E. Barr, Director Phone: 617-349-4700

Brooke McKenna, Assistant Director for Street Management Fax: 617-349-4747

MEMORANDUM

To: Cambridge Planning Board

From: Joseph E. Bart, Director ﬁ{

Date: January 11, 2017

Re: Kendall Square Urban Renewal Plan (KSURP), MXD Infill Development Concept Plan
(PB#315)

_ The Traffic, Parking, and Transportation Department (TP&T) has been working with Boston Properties
Limited Partnership on the Special Permit Application for the proposed Kendall Square Urban Renewal
Plan (KSURP) Mixed Use Development District (MXD) Infill Development Concept Plan.

Recommended Transportation Mitigation

TP&T submitted a memo dated December 15, 2016 to the Planning Board with an overview of the
transportation mitigation program that we were discussing with the applicant at that time. TPT&T has
continued to work with the applicant since then and has completed a final proposed mitigation program
for the KSURP MXD Infill Development Plan that is consistent with our December 15, 2016 memo’ but
includes additional detail related to the expected scope of work and limits for reconstructions of streets,
phasing for mitigation items, and trip generation triggers for the transportation monitoring program.

e Attached is TP&T’s updated proposed transportation mitigation program for the Planning
Board’s consideration, to which the application has agreed.

Parking

In TP&T’s earlier September 14, 2016 memo to the Planning Board we recommended that the applicant
provide an updated parking demand analysis to reflect the current proposed project. On behalf of the
applicant, VHB Inc., submitted the attached memo dated January 4, 2017 with updated trip generation
and parking demand analysis for the project. TP&T has reviewed the memo and finds that it is adequat'e,
and offers the Planning Board our parking recommendations for consideration as conditions to the
Projects Planning Board Special Permit:

e TP&T supports the project providing a maximum of 785 net new parking spaces (reduced from

809 spaces previously presented in the TIS) to support the KSURP MXD Infill Development
Concept Plan.
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KSURP MXD Infill Development Concept Plan

e The Kendall Square Urban Renewal Area parking supply will change from 2,708 total existing
parking spaces to 3,493 total parking spaces as shown below.

Parking Facilities/Garages Existing Parking Proposed New Future Parking
Parking for
Concept Plan
135 Broadway/Blue Garage 1170 {(-215) 955
Yellow Garage 734 0 734
Green Garage 804 0 804
Building A (145 Broadway) 0 350 350
Building B {250 Binney) 0 650 650
Total Parking 2,708 785 3,493

e The project’s parking ratios will meet the zoning under Article 14 for the project as follows:
o Office Use: Maximum 0.9 spaces/1,000 GFA)
o Residential Use: Minimum 0.4 spaces/dwelling unit

As proposed the project will have a Maximum of 528 office use parking spaces (0.84 spaces/1,000
sf based on approximately 627,134 net new Office space GFA, and a Minimum of 257 parking

spaces dedicated to residential use (0.6 spaces/dwelling unit).

e To ensure that the parking for the project’s Office use does not exceed 0.9 spaces/1,000 GFA at
any time, the applicant must operate the garages in a manner that such restriction will be adhered
to (i.e. if residential parking demand is less than 0.6 spaces per unit during the daytime then the
parking spaces should not be offered to Office employees if doing so will increase the office
parking supply to above 0.9 parking spaces/1,000 GFA. Because the KSURP parking is provided at
multiple locations and serves multiple uses, the applicant should provide a proposed KSURP
parking management plan and obtain approval from TP&T and CDD prior to the issuance of the
project’s first Occupancy Permit. This plan must describe the system and protocols in detail on

how the project will not exceed a 0.9 parking ratio for Office use at Building A (145 Broadway) and
Building B (250 Binney Street) plus the additional 14,000 GFA Office conversion at the Broad

Institute. For example, garage access control gates could automatically inventory the number of
Office parking spaces used in the garages; whenever the total number reaches the 0.9 parking
ratio for the specific buildings or uses, a sign will illuminate that the garage entrance is closed for
that use. The plan should include reports provided to TP&T on a schedule mutually agreed to by
TP&T and the applicant. The plan should also permit representatives of TP&T to inspect the facility
and confirm the parking plan is working as intended. Other potential options could be signing
parking spaces as dedicated to residents only, to prevent over allocation of office use parking

spaces that exceed the approved parking ratio.

Parking and Transportation Demand Management (PTDM) Plan
The proposed KSURP Infill Development PTDM Plan has been completed and approved.

Finally, TP&T wants to thank Boston Properties and the Cambridge Redevelopment Authority for working

with us on this exciting project and we look forward to continuing to work with them as the project moves

forward.
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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.

Phasing shall be as described in
the MOU.

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 6" 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:

e  Sidewalks —fully ADA compliant (both sides of the street)

e  Cycle Tracks —asphalt — evaluate porous asphalt (both sides of the
street)

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

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

e  Potential removal of median.

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

e FEvaluate and install irrigation, depending on extent of plantings.

e  Bus shelter, benches and trash cans

Utility Elements:
s  New catch basins, manholes and laterals. Infiltrating catch basins
will need to be evaluated. ‘

100% design shall be completed
prior to issuance of a Certificate
of Occupancy for the first
Commercial Building
constructed.

Construction shall be completed
prior to the issuance of the
Occupancy permit for the 2"
Commercial building. An
Occupancy Permit may be
issued prior to complete
reconstruction, 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.
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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.

e 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) street light fixtures. Reuse or provide new conduit, control
box and hand holes as necessary.

e Traffic signals — Galileo / 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 and Reconstruction of Broadway between Ames Street and
Galileo Galilei Way. Based on the 25% streetscape redesign plans currently
underway by the CRA, the Project should advance the 25% plans to 100%
and build the street layout as designed in the ALTA plans along Broadway
between and including, as needed, Ames Street and Galileo Galilei Way,
including the crossing of the Grand Junction pathway on Broadway.
Improvements may include items such as: traffic signal equipment and
timing, real-time vehicle/bike count stations, road diets, transit priority
treatments, bus/shuttle stop amenities, separated bicycle facilities/cycle
tracks, pedestrian improvements, and reconfigured area for hotel drop-
off/pick-up and taxi stand assuming the willing cooperation of impacted
private property owners other than the permittee. The permitted will
cooperate with the City if the design requires changes to the
streetscape/sidewalk edge, including over the property line if necessary.

The street layout more specifically defined as including the following
elements:

Surface Elements:

e Sidewalks —fully ADA compliant (both sides of the street)

e (Cycle Tracks — asphali — evaluate porous asphalt (both sides of the
street)

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

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

e  Potential removal of median.

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

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

100% design shall be completed
prior to issuance of a Certificate
of Occupancy for the first
Commercial Building
constructed.

Construction shall be completed
prior to the issuance of the
Occupancy permit for the 2"
Commercial building. An
Occupancy Permit may be
issued prior to complete
reconstruction, 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.
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¢ Bus shelter, benches and trash cans

Utility Elements:

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

e  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.

e 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) street light fixtures. Reuse or provide new conduit, control
box and hand holes as necessary.

e Traffic signals — Galileo / Broadway intersection will need to be
replaced and/or reconfigured.

Maintain sidewalks and protected bicycle facilities (i.e. cycle tracks) on
Binney Street and Galileo Galilei Way between/including 6 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.

Hubway Stations. Finance the purchase and installation of either A.) Two (2)
19 dock Hubway 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.

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

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

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.

Maintenance of pathway to be
ongoing. '

Wayfinding and Real-time Transit and Hubway 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.
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rand Junction. The Applicant shall continue to cooperate and coordinate
with the City and CRA on the Grand Junction pathway connections at
intersections.

Ongoing.

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.

Improvements to be approved
by the City and MBTA and
funded prior to the issuance of
the Occupancy Permit for the
first Commercial building
constructed, and shall be
substantially completed prior to
the issuance of the Occupancy
Permit for the second
Commercial building
constructed.

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 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 the
commerecial building and
ongoing. Plan may be later
amended with TP&T approval.

Remainder of page intentionally left blank
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Residential Transportation Demand Management Measures (TDM).

Ongoing after issuance of
Occupancy Permit of the
residential building.

1. Make available a minimum of 10 carsharing parking spaces in the Blue
(North) Garage for a vehicle-sharing company. As demand dictates
additional carsharing vehicles will be added over time. Provide additional
designated car-sharing parking spaces within and/or nearby by KSURP
parking garages, if deemed feasible. (These are designated and priority
spaces for carsharing users arriving for short-periods of time which is
different than carsharing spaces that “live” in the parking garages.

Ongoing after issuance of
Occupancy Permit for the
residential building.

Provide electric vehicle (EV) charging stations (1 EV space per 100 auto
parking spaces, i.e. 10 EV spaces in the Blue Garage) and preferential parking
to alternative fuel vehicles, as dictated by the market.

Ongoing after issuance of
Occupancy Permit of the
residential building.

2. Offer each adult member of each household (up to 2) upon move-in a
Charlie Card valued at the cost of a 50% bus/subway pass (subject to fare
increases) for 3 consecutive months. This benefit will end after 3 months for
the household and begins anew upon unit turnover.

Ongoing after issuance of
Occupancy Permit of the
residential building.

3. Offer each adult member of each household (up to 2) upon move-in a 1-
year Gold-Level Hubway membership. This benefit will end after one year for
the household and begins anew upon unit turnover.

Ongoing after issuance of
Occupancy Permit of the
residential building.

4, Provide air pumps and other bike tools in the bicycle storage room.

Prior to the issuance of
Occupancy Permit of the
residential building.

5. Join the Charles River Transportation Management Association {TMA)

Ongoing after issuance of
Occupancy Permit of the
residential building.

6. Provide free EZRide Shuttle sticker for each adult member of each
household each year.

Ongoing after issuance of
Occupancy Permit of the
residential building.

7. Charge parking (market rate) separately from the residential rent, in order
to remind tenants how much they pay for parking. The Permittee shall
provide the summary of on-site parking fees to the TP&T.

Ongoing after issuance of
Occupancy Permit of the
residential building.

8. Either install a real-time multimodal transportation display screen to help

people decide which mode to choose for each trip (transit, carsharing

vehicle, Hubway bike share, etc.), or establish a transportation information

center located in an area that is central, visible, convenient, and equally

accessible to all residents and visitors. The center will feature information

on:

a. Available pedestrian and bicycle facilities in the vicinity of the site

b. MBTA maps, schedules, and fares

c. Area shuttle map and schedule, if one exists

d. “Getting Around in Cambridge” map and other CitySmart materials
(available at the Cambridge Community Development office)

e. Location of bicycle parking

f. Hubway regional bikeshare system

g. Carsharing

h. Ride-matching

i. Other pertinent transportation information

Prior to the issuance of
Occupancy Permit of the
residential building.
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9. Designate a Transportation Coordinator (TC) for each residential building

or the site to manage the TDM program. The TC will also oversee the

marketing and promotion of transportation options to all residents at the

site in a variety of ways:

a. Posting information in a prominent location in the building and on the
Project’s website, social media, and property newsletters.

b. Responding to individual requests for information in person and via
phone and email

¢. Performing annual transportation surveys.

Ongoing after issuance of
Occupancy Permit of the
residential building.

10. Require the TC to compile and distribute up-to-date information
explaining all transportation options to all new residents as part of their New
Resident Packet. The packets will contain information on both the range of
options available to any building manager programs to support the use of
these options and will include:

a. Available pedestrian and bicycle facilities in the vicinity of the site

b. MBTA maps, schedules, and fares

c. Area shuttle map and schedule, if one exists

d. “Getting Around in Cambridge” map and other CitySmart materials

e. Location of bicycle parking

f. Hubway regional bikeshare system

g. Carsharing

h. Ride-matching

i. Other pertinent transportation information

Ongoing after issuance of
Occupancy Permit of the
residential building.

11. Require that the TC will be on-site during a minimum of 2 hours per
week and will be available during other times to residents via email and
telephone. Email and phone information for the TC will be posted in the
transportation information center.

Ongoing after issuance of
Occupancy Permit of the
residential building.

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 the
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.
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Recommended Transportation Monitoring Programs for KSURP Infill Concept Plan

In order to be assured that the Kendall Square Urban Renewal Plan MXD Infill Concept Plan is meeting the
traffic generation targets that are the basis for approval of the Concept Plan on an ongoing basis, the
Project shall be required to monitor the project’s traffic generation and mode splits as buildings are built
and occupied.

Residential Transportation Monitoring Program

The residential buildings will have residential Transportation Demand Management measures.

To monitor the traffic generation, parking demand and utilization, the Permittee shall implement a
monitoring program to include: annual monitoring of mode split for all trips; biennial garage driveway
counts; biennial counts of parking space utilization {vehicles and bikes); and a detailed survey of the
residents with regard to their pattern of trips, auto and bicycle ownership or leased, and where the
residents customarily store such vehicles overnight. All surveys and counts shall be designed and
conducted in a manner approved by the CDD and TP&T. Approval of the form of any survey instrument
or monitoring method is required before issuance of the first Certificate of Occupancy for the Residential
Building.

Monitoring and surveying shall begin when Occupancy of the residential building has reached fifty (50%)
or within one year of the date of the issuance of the first Certificate of Occupancy, whichever is sooner.
If the Certificate of Occupancy is issued between September 15t and February 29%, the monitoring should
take place during the months of September or October and be reported to the City no later than
November 30. If the Certificate of Occupancy is issued between March 1%t and August 31%, monitoring
should take place during the months of April or May and be reported to the City no later than June 30.

Non-Residential Transportation Monitoring Program

Using data collected as part of the PTDM Plan, KSURP traffic data collection as required under Section 61
Findings, and supplemented when necessary, the Permittee will provide to TP&T and CDD transportation
monitoring reports. All surveys and counts shall be designed and conducted in a manner approved by the
CDD and TP&T, and shall include the following information:

e Annual mode split surveys reported to CDD and TP&T (may use the annual PTDM monitoring
reports).

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

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

If any monitoring report submitted during the build-out of the project determines that trip generation for
existing occupied office, lab and retail_ GFA exceeds 300 PM vehicle trips or exceeds 390 PM transit trips,
then new driveway counts and trip generation report must be provided the following year (instead of
biennially), and if trip generation continue to exceed the vehicle trip or transit trip thresholds then
additional TDM and infrastructure improvements commensurate with the level of exceedance, as
described below must be implemented to keep trips at or below the levels projected in the January 4,
2017 trip generation update memo by VHB.
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During the course of the project build-out, the PM vehicle and transit trips will be compared to the TIS
estimates on a proportional basis related to project build-out or reflective of the building specific TIS trip
generation estimates, to determine if the project trip generation is on target with the TIS
assumptions. This will allow the permittee to make voluntary adjustments to its demand management
programs to reduce the likelihood that the overall trip generation targets will be exceeded.

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

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

PM peak hour trips
Vehicle 300
Transit 390

*Vehicle and Transit trips calculations are based on VHB’s January 4, 2017 updated TIS trip generation estimates for PM peak
hour Office and Retail uses: 51 PM Peak hour retail vehicle trips + 250 PM Peak hour Office vehicle trips = 301, rounded to 300
PM Peak hour vehicle trips. 66 PM Peak hour retail transit trips + 326 PM Peak hour Office transit trips = 392, rounded to 390 PM
Peak hour transit trips. Source is January 4, 2017 KSURP Infill Development Estimated Trip Generation. Residential trips are not
included in the Trip Generation thresholds.

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

If exceeding vehicle trips threshold:

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

e Increase parking rate to market rate.

e Increased MBTA pass subsidies.

e Larger financial incentives for formation of vanpools/additional carpools.

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

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

If exceeding Transit trips threshold only if MBTA and private transit (open to the public) capacity has not
been improved (a 5% or greater increase in calculated number of passengers accommodated in the peak
hour):
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e Contribute an additional $500,000 to the City of Cambridge of KSTEP fund as approved by the
City, to be established by the City, which shall be used to fund the cost of improving transit
access to Kendall Square. The $500,000 funds will be in addition to the initial $6,000,000 for
the KSTEP program and addition to other ongoing funding mechanism established by the
KSTEP program for long-term sustainability of the KSTEP program.

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

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

Methodology for determining Vehicle and Transit trip generation:

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

e Vehicle trips into and out of the project garages through actual car counts obtained from garage
gates. Data should indicate the type/user of the vehicles entering/exiting (i.e. commercial office
or laboratory employees or visitors, retail employees or patrons, academic uses, other). Data
should be provided and summarized for daily, hourly, and peak hours. PM peak hour is the
threshold.

¢ The counts will be supplemented with surveys of office and laboratory employees, visitors, and
retail employees and patrons, to obtain information on number of vehicle trips during PM peak
hour, location of parking (on-site or off-site), and whether dropped-off or picked up by vehicle.

s PM peak hour transit trips will be calculated based on number of employees, transit mode share,
arrive/departure times, MBTA Charlie cards issued or subsidized will also be reported for office,
laboratory and retail uses to help verify the PM transit trip information.

For the purposes of this agreement, the transit capacity of approximately 23,600 (23,679) passengers in
the peak hour as presented in the KSRUP TIS (Table 10a.1 System Peak Hour Capacity (Per MBTA Data)
from page 87 of the TIS, shown below, will be utilized as the base number of passenger accommodated
on the MBTA and private transit {open to the public).
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TaBLE10.A1  SysTEM PEAR HOUR CAPACITY (PER MBTA DATA)

Resulting
Capacity®
# Passengers # Cars (¥ Passengers /
Mode Frequency®™  OTP Factor™ / Vehicla® / Train Peak Hour)
Red Line
Inbound i3 0.848 167 b 11,046
Outbound 13 0.848 167 6 11046
MBETA Bus .
&4 Inbound 25 n/a 54 nfa 135
&4 Cuthound 3 n/a 54 nfa 162
68 Inbound Z n/a 54 nfa 108
68 Outbound 2 nfa 54 nfa 108
85 Inbound 2 n/a 5 nfa 108
85 Outbound 2 n/a 54 n/a 108
CT2 Inbound 3 nfa 54 nfa 162
CT2 OQuthound 3 n/fa M nfa 162
EZRide Shuttle
Inbound 7 nfa 40 nfa 267
Outbound 7 n/a 40 nfa 267
Notes:

(@) Number of vehicles per hour, per MBTA published schedules (Red Line) and MBTA Ridecheck Fall 2014 {Buses)
(b) On Time Performance Factor from 2015 MBTA Annual Report

{c) Number of policy level capacity per MBTA Blue Book 14 Edition (Red Line and Buses) and EZ Ride Feasibility Study

(March 2015)

(d) Calculated Capacity = #of Trains x OTP factor x # pax per vehicles x # cars — shown as number of passengers per peak

hour
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BOSTON PROPERTIES LIMITED PARTNERSHIP
' ¢/o Boston Properties, Inc.
800 Boylston Street, Suite 1900
Boston, Massachusetts 02199

December 21,2015

Mayor David Maher

Vice Mayor Dennis Benzan

City Councilor Dennis Carlone
City Councilor Leland Cheung
City Councilor Craig Kelley
City Councilor Nadeem Mazen
City Councilor Marc McGovern
City Councilor Denise Simmons
City Councilor Timothy Toomey
Cambridge City Hall

795 Massachusetts Avenue
Cambridge, Massachusetts 02139

Re: Commitment regarding Housing

Dear Mayor Maher, Vice Mayor Benzan and Councilors Carlone, Cheung, Kelley, Mazen,
McGovern, Simmons and Toomey:

The purpose of this letter is to confirm that Boston Properties Limited Partnership (“Boston
Properties”) commits that a minimum of twenty percent (20%) of the Infill GFA (as that term is
defined in Section 14.32.2 of the Petition of the Cambridge Redevelopment Authority to amend
Article 14 of the Cambridge Zoning Ordinance) utilized by Boston Properties for ‘multi-family
residential development shall be devoted to home ownership units, which home ownership units
shall be subject to the Middle Income Housing Requirements contained in Section 14.35 of the
Petition and the Affordable Housing Requirements contained in Section 14.36 of the Petition;
however, in no event shall the total number of affordable and middle income housing units be
fewer than the total number of such units required by the Zoning Ordinance as amended by the
Petition.
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As Boston Properties’ duly authorized representative, I am pleased to make this commitment on
Boston Properties’ behalf.

Sincerely,

BOSTON PROPERTIES LIMITED
PARTNERSHIP

By:  Boston Properties, Inc., its general partner

e

Name: Michael A. Cantal
Title: Senior Vice Presideq, Development
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