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7,225 SF 1,300 SF

COMMERCIAL BUILDING A (145 BROADWAY) 

UPDATED AREA
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COMMERCIAL BUILDING A (145 BROADWAY): RETAIL AND ACTIVE USE FIG. R1.1.1C
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350’

21’ 21’124’107’ 53’

(i) Retail and Consumer Service uses, as listed in Section 14.21.3, or (ii) active public gathering space (whether enclosed or open), 
along a minimum length of seventy-five percent (75%) of the building façade along this frontage.

REQUIRED

PROVIDED
350’ - 21’-21’ = 308’   75% of 308’= 231’ 

107’+124’= 231’  (75%)

E



Prefered Option provides for one Western Facade “puncture” 
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COMMERCIAL BUILDING A (145 BROADWAY): WEST FAÇADE ON GALLILEO AND BROADWAY FIGURE. R1.1.2

Revised Massing Profile
Revised Massing Profile Study
Previous Massing Profile
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COMMERCIAL BUILDING A (145 BROADWAY): WEST FAÇADE ON GALLILEO AND BROADWAY FIGURE. R1.1.3A
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REVISED MASSING PROFILE

FIGURE. R1.1.3BCOMMERCIAL BUILDING A (145 BROADWAY): MASSING AND CANTILEVERS

Revised Massing Profile
Previous Massing Profile
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PREVIOUS SIDE CURB PROFILE

32’0’

FIGURE. R1.2.1

Revised Massing Profile
Previous Massing Profile
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30’ UPDATED AREA

5’-3”

~8,029 SF
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REVISED MASSING PROFILE

PREVIOUS MASSING PROFILE

32’0’

Revised Massing Profile
Previous Massing Profile

REVISED MASSING PROFILE

PREVIOUS MASSING PROFILE

32’0’

FIGURE. R1.2.1COMMERCIAL BUILDING B (250 BINNEY STREET): MASSING ADJUSTMENTS
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FIGURE. R1.2.2COMMERCIAL BUILDING B (250 BINNEY STREET): MASSING ADJUSTMENTS

VIEW FROM THE NORTH EAST VIEW FROM THE SOUTH EAST

VIEW FROM THE NORTH WEST VIEW FROM THE SOUTH WEST
Revised Massing Profile
Previous Massing Profile
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PODIUM INCREASED FROM 2 TO 3 STORIES

INCREASED PEDESTRIAN CONNECTION WITH LARGER ARCADE

SETBACK FROM BINNEY STREET

PROJECTING VOLUME AND INTERSECTION BROUGHT FURTHER SOUTH

FIGURE. R1.2.3COMMERCIAL BUILDING B (250 BINNEY STREET): MASSING ADJUSTMENTS

Revised Massing Profile
Previous Massing Profile
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FIGURE. R1.2.4COMMERCIAL BUILDING B (250 BINNEY STREET): BINNEY STREET FACADE
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75 Binney Street
4’ Setback from property line

100 Binney Street
10’ Setback from property line

250 Binney Street
5’-8’ Setback from property line

56-60 Binney Street
8-10’ Setback from property line

270 third street
4’ setback from property line



RESIDENTIAL BALCONIES AND PARKING GARAGE FACADE TREATMENT

PRECAST WITH 
OPENINGS, NO 
GLASS

GLASS AT 
GROUND LEVEL

GLASS?

PRECAST WITH 
OPENINGS, NO 
GLASS

GLASS AT 
GROUND LEVEL

GLASS?
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FIGURE R1.3.1

RESIDENTIAL  BUILDINGS 

OPTION

PRECAST OR PHENOLIC PANELS
 WITH PUNCHED OPENINGS

GLASS AT BASE
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RESIDENTIAL BUILDINGS: PARKING BAY AND JUMP RAMP STUDY FIGURE R1.3.2

PROPOSED CONDITIONS SHIFTED BAY STUDY 

SECTION THROUGH PROPOSED JUMP RAMP SECTION THROUGH JUMP RAMP STUDY

27% SLOPE IS NOT ACCEPTABLE 
FOR JUMP RAMP

PROPOSED JUMP RAMP

PROPOSED LOCAITON OF BUILDING

BAY SHIFTED ONE STRUCTURAL BAY NORTH 

SHIFTED LOCATION 
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AREA:  2,780 GSF RENTAL
           3,120 GSF CONDO

UNITS:  240 RENTAL
 109 CONDO

AREA:  2,500 GSF

ELM & STATE
CHICAGO, IL 

MILLENNIUM TOWER
BOSTON, MA

AREA:  3,100 GSF CONDO HIGH
           2,200 GSF CONDO LOW

UNITS: 442 CONDO

135 BROADWAY
CAMBRIDGE, MA

PIERCE
BOSTON, MA

RESIDENTIAL BUILDINGS: CONDO LOBBY COMPARISON

AREA:  2,750 GSF RENTAL
 1,400 GSF CONDO

UNITS: 312 RENTAL
             84 CONDO

UNITS: 35 CONDO
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FIGURE R1.3.2A



AREA: 3,150 GSF

UNITS: 280

AREA: 5,600 GSF

UNITS: 440
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FIGURE R1.3.2B



BIKES LONG-TERM PARKING -  44

SECTION AT PODIUM

RESIDENTIAL BUILDINGS: LONG TERM BICYCLE PARKING PLAN-GROUND LEVEL
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FIGURE R1.3.6A

SOUTH EXPANSION JOINT NORTH EXPANSION JOINT

0’ 40’ 80’
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EV CHARGING  VAN POOL  

HANDICAP SPACE  



BIKES LONG-TERM PARKING -  316
TANDEM PARKING -    19

SOUTH BUILDING TOTAL -  335

BIKES LONG-TERM PARKING -  62 
TANDEM PARKING -    4

NORTH BUILDING TOTAL -  66

NORTH TOWER

SECTION AT PODIUM

RESIDENTIAL BUILDINGS: RESIDENTIAL + PARKING LEVEL 6 MEZZANINE -LONG TERM BICYCLE PARKING

SOUTH TOWER

SHORT TERM PARKING LOCATED IN EAST-WEST CONNECTOR
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FIGURE R1.3.6B



Boston properties manages the 
Innovation space directly

Boston properties hires / subleases 
the space to a potential or existing 
third party operator of innovation 
space 

OPERATIONAL PLAN OPTION 1 OPERATIONAL PLAN OPTION 2

Phasing and percentage of Innovation space will be in conjunction with the 
GFA of Commercial Buildings

CONCEPTUAL OPERATION PLAN OPTIONS

Exclusive
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Space Lobby

Multi-Tenant Lobby
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255 MAIN STREET – PHASE II
To be determined as current leases expire
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255 MAIN STREET – PHASE I
Approximately 71,000 square feet available by January 2020
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255 MAIN STREET– EXISTING
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FIGURE R1.4.1

THIRD PARTY 
PROVIDER

INNOVATION SPACE

* To be delivered simutaneously with 145 Broadway



INNOVATION SPACE: GREAT BOSTON AREA COWORKING PROVIDERS
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FIGURE R1.4.2



INNOVATION SPACE: REPRESENTATIVE PROGRAMMATIC FLOOR PLAN
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FIGURE R1.4.3

typical floor area ~20,600 sf



INNOVATION SPACE: ENTRY AND IDENTITY OPPORTUNITIES
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FIGURE R1.4.4
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FIGURE R1.5.1

Permitted Under Construction
Proposed MIT Noma/Soma
Proposed Buildings

PROPOSED BUILDINGS CONCEPT MASSING

URBAN DESIGN MASSING VIEWS
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MASSING VIEW KEY

MXD Boundary
KSURP Boundary
Proposed MXD Building 

Permitted Under Construction
Permitted Projects
Proposed MIT Noma/Soma 

N

FIGURE R1.5.1A
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MASSING VIEWS: HARVARD BRIDGE LOOKING NORTH TOWARDS KENDALL SQUARE

Residential Buildings South 
Blue Garage (Cambridge Center North Garage)

MIT
BLDG 5 

MIT
BLDG  4

MIT
BLDG  3

MIT 
BLDG 2

Commercial Building A 145 Broadway
(11 Cambridge Center)

1

Proposed MIT Noma/Soma
Proposed MXD Buildings

FIGURE R1.5.1B
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2

MASSING VIEWS: CHARLES RIVER ESPLANADE LOOKING NORTH TOWARDS KENDALL SQUARE

Residential Buildings South and North
Blue Garage (Cambridge Center North Garage)88 Ames Street Residential Building

Proposed MIT Noma/Soma
Proposed MXD Buildings

Permitted Under Construction

MIT
BLDG 5 

MIT
BLDG  4

MIT
BLDG  3 MIT 

BLDG 2
MIT 

BLDG 1

FIGURE R1.5.1C
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MASSING VIEWS: LONGFELLOW BRIDGE LOOKING WEST TOWARDS KENDALL SQUARE

Residential Buildings South 
Blue Garage (Cambridge Center North Garage)

Commercial Building A 145 Broadway
(11 Cambridge Center)

3

Proposed MIT Noma/Soma
Proposed MXD Buildings

MIT 
BLDG 4

MIT 
BLDG 1

FIGURE R1.5.1D
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MASSING VIEWS: I-93 LOOKING SOUTH TOWARDS KENDALL SQUARE

Residential Buildings South and North
Blue Garage (Cambridge Center North Garage)

Commercial Building A 145 Broadway
(11 Cambridge Center)

4

Commercial Building B 250 Binney Street 
(14 Cambridge Center)

88 Ames Street Residential Building

Proposed MIT Noma/Soma
Proposed MXD Buildings

Permitted Under Construction

MIT
BLDG 5 

MIT
BLDG  4

MIT
BLDG  3

MIT 
BLDG 1

FIGURE R1.5.1E
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MASSING VIEWS: VIEWS ON BROADWAY AND BINNEY STREET

5 7

6 8

Proposed MIT Noma/Soma
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FIGURE R1.5.1F
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3. OPEN SPACE PLAN
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FIGURE R3.1.1B BLUE GARAGE ROOF: PV ARRAY LOCATION SOLAR STUDY
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4. RETAIL PLAN
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5. TRANSPORTATION



 
 

IDCP RESPONSE TO COMMENTS 
CHAPTER 5 TRANSPORTATION 
 
In addition to the responses below, applicant is completing the required PTDM plan and providing and the technical memo updating the 
Trip Generation as discussed with TP&T.  
 
R5.1 WALK WAYS AND SERVICE DRIVES 
 
Applicant received various comments about the East and West Service Drives that serve as the primary loading and vehicular access 
through the site and how they might be modified to enhance the pedestrian experience. FIG. R5.1.1 shows a typical section of the East 
Service Drive. Applicant reviewed the width of the sidewalks and service drives and determined that the existing sidewalk width is 
adequate to service current and future projected pedestrian requirements. More importantly, the width of the service drives needs to be 
maintained to allow for traffic to continue to circulate in the event of a drop off, breakdown or fast delivery. While technically one lane 
service drives, the existing width ensures that any of the aforementioned events can occur and traffic is able to continue to circulate 
without causing back up onto city streets. FIG. R5.1.2 shows truck turning studies for different truck sizes and illustrates the fact that the 
service drives need to maintain their current width for operations.  Applicant will provide additional signage and site furnishings, including 
benches, to enhance the pedestrian experience.  
 
Exhibit Reference: FIG. R5.1.1, FIG. R5.1.2 
Comment Reference: CDD3, Barry3, CRA 16 
 
 

R5.2 PARKING LOCATION AND PUBLIC ACCESS  
  
Applicant received questions on whether the Blue Garage as well as the garage at 145 Broadway and 250 Binney Street are planned to 
be publicly accessible FIG. R5.2.1 and where visitor parking will be accommodated. The Blue Garage is publicly accessible and currently 
has 500 spaces allocated for commercial use. 145 Broadway and 250 Binney Street are not planned for public use but will be designed 
to accommodate visitor parking. The parking for the residential buildings is planned in the Blue Garage. Additional specific information on 
parking will be provided in the PTDM plan to be submitted by Applicant.  
 
Exhibit Reference: FIG. R5.2.1 
Comment Reference: CRA13, CRA27, CRA28, TPT2 
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6. INFRASTRUCTURE
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7. ENVIRONMENTAL 
IMPACTS
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FIGURE R7.1.1

Wind Tunnel Study Model Figure No. 1a 

 

Existing 

 

Date:  October 25, 2016 Kendall Square Masterplan – Cambridge, MA Project #1603158 
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FIGURE R7.1.2
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8. SUSTAINABILITY
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9. PHASING PLAN
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PHASE 1 will consist of the demolition of the existing building at 145 Broadway 
and the construction of  the Commercial Building A. In addtion Phase 1 will 
include the planned enhancements to the 6th Street Connector and the East/
West connector to the west of the West Service Drive.  Innovation Space will 
be made available in 255 Main Street. As required by zoning, the MXD IDCP 
plan commits that a portion of the space will be offered at below market rate.

2016 2017 2018 2019 2020 2021 2022 2023 2024
Phase 1
Phase 2
Phase 3

PROJECT PHASING FORECAST 

PHASE 1 FIGURE R9.1.1
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2016 2017 2018 2019 2020 2021 2022 2023 2024
Phase 1
Phase 2
Phase 3

PROJECT PHASING FORECAST 

PHASE 2 will consist of both the Residential Building South and Commercial 
ildin   which will likel  start constr ction at different times dependin  on 

site lo istics  relati e comple it  of each b ildin  and market conditions. he 
esidential ildin  o th will re ire demolition and recon ration of the 

so th side of the l e ara e. ommercial ildin   will re ire demolition 
of the e istin  b ildin  at  inne . hase  will also incl de the planned 
enhancements to roadwa  ark and the ast  est onnectors from the 
th treet onnector. he remainin  nno ation pace will be pro ided in  

con ction with the completion of ommercial ildin   at  inne  treet.

PHASE 2 FIGURE R9.1.2
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2016 2017 2018 2019 2020 2021 2022 2023 2024
Phase 1
Phase 2
Phase 3

PROJECT PHASING FORECAST 

PHASE 3 will consist of the demolition and recon ration of the north portion 
of the l e ara e and the constr ction of esidential orth ildin . hase  
will also incl de the planned enhancements to inne  ark.

PHASE 3 FIGURE R9.1.3



RESPONSE TO COMMENTS

MXD INFILL DEVELOPMENT CONCEPT PLAN NOVEMBER 2016RESPONSE TO COMMENTS

10. DESIGN GUIDELINES



 
 

IDCP RESPONSE TO COMMENTS 
CHAPTER 10 DESIGN GUIDELINES 
 
R10.1 DESIGN GUIDELINES 

 
R10.1.1 DESIGN GUIDELINES: CDD staff has requested the addition of more information about the architectural and urban design 
character of the building façade treatments.  
 
The additional guidelines are listed as follows: 
 
FIG. R10.1.1A  GARAGE STRUCTURES  
FIG. R10.1.1B  COMMERCIAL FACADES AND FENESTRATION  

(STREET LEVEL CONDITIONS/ CURTAIN WALL PANELS) 
FIG. R10.1.1C  COMMERCIAL FACADES AND FENESTRATION  

(GLAZED VOLUMES/ OPAQUE WALL AREAS) 
FIG. R10.1.1D  RESIDENTIAL FACADES AND FENESTRATION GUIDELINES  

(STREET LEVEL CONDITIONS) 
FIG. R10.1.1E  RESIDENTIAL FACADES AND FENESTRATION GUIDELINES  

(UPPER  LEVEL CONDITIONS) 
 
Exhibit Reference: R10.1.1 A-E 
Comment Reference: CDD20 
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FIGURE R10.1.1A

LANDSCAPE MATERIALS GUIDELINES
EXISTING / ADAPTED GARAGE STRUCTURES

Within the MXD district, recent developments have proposed to mask existing garage structures with 
new building proposals. For exposed parking garage surfaces, murals and screening devices or the 
continuation of building facade fenestration can be introduced when appropriate to mask or enliven these 
existing structures without impacting necessary open area for ventilation of the garage fuctions. 

Within existing parking structures opportunities for 
enhanced wayfinding graphics can be applied to 
surfaces for greater pedestrian safety and informa-
tion



COMMERCIAL FACADES AND FENESTRATION GUIDELINES

Variation in glazing types, frame depths and scale s of horizontal and vertical 
expressions heightens visual interest.

Transparency at the ground floor level reveals the activity within the building, 
extending the public realm and enlivening the streetscape.

STREET LEVEL CONDITIONS: CURTAIN WALL PANELS:
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FIGURE R10.1.1B



Above: Reveals and recesses in the facade breakdown the proportions of 
large facades. Below: Plane changes on the facade allow opportunities for 
exterior spaces and introduce a smaller scale of inhabitation on the facade.

GLAZED VOLUMES: OPAQUE WALL AREAS:

Introducing solid wall cladding embeds the scale of occupants and interior 
spaces on the elevations in addition to allowing for complementary materials 
to the urban context.

COMMERCIAL FACADES AND FENESTRATION GUIDELINES
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FIGURE R10.1.1C



RESIDENTIAL FACADES AND FENESTRATION GUIDELINES

Transparency at the ground floor highlights the 
residential lobby and animates the streetscape.

 

Well lit visible lobbies at the ground floor are 
designed to be the entrance to someone’s new 
home. By creating a transparent and welcoming 
lobby, a strong sense of activity that is very inviting 
can be established along the street.

A podium and tower expression is enhanced 
through material changes and various breaks in the 
building.  This strategy helps to reduce the scale of 
the building as it comes to the ground floor.

 

STREET LEVEL CONDITIONS:
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FIGURE R10.1.1D



Punched window openings in the facade is a sus-
tainable design approach that seeks to increase 
energy efficiency to meet the energy code and 
LEED requirements; while also respecting adja-
cencies to surrounding buildings. This is achieved 
through a combination of window glass and 
opaque materials which can be used architectur-
ally to create interesting visual patterns. 

Inset balconies create visual interest and relief in 
large  facades helping to break down the scale of 
the building as well as providing an outdoor space 
for residents to enjoy.

 

Horizontal spandrels and other pattern facades can 
be used to accentuate thinner proportions within 
the building  These strategies work in combination 
to break down the scale of the mass.

 

UPPER LEVEL CONDITIONS:
RESIDENTIAL FACADES AND FENESTRATION GUIDELINES

MXD INFILL DEVELOPMENT CONCEPT PLAN NOVEMBER 2016RESPONSE TO COMMENTS

FIGURE R10.1.1E




