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A Neighborhood Organization for the Betterment of East Cambridge 
 
Tom Evans  
Executive Director 
Cambridge Redevelopment Authority 
255 Main Street 
Cambridge, MA 02142 
 
December 13, 2015 
 
Re: MXD Zoning Petition 
 
Dear Mr. Evans, 
 
At the June 10, 2015 meeting of the East Cambridge Planning Team (ECPT), representatives from 
the Cambridge Redevelopment Authority (CRA) and Boston Properties presented their preliminary 
designs for a 1,000,000 square foot addition to the fully built-out MXD zone in Kendall Square. In 
response to that meeting, ECPT issued a letter outlining its questions, concerns and requests, 
which are summarized below. Since the June 10 meeting, no direct meetings or communications 
between CRA and ECPT have taken place to specifically address the stated concerns or share 
revisions to the proposed design/zoning amendment. We appreciate that CRA has held public 
meetings on the MXD project, but for a project of this magnitude and level of neighborhood 
impacts, it is incumbent upon the CRA to proactively engage and respond directly to the impacted 
neighborhood groups. For this reason, we take the position that until CRA and Boston Properties 
returns to ECPT for a working meeting on unresolved issues, not City-level approval should be 
granted. 
 
Including the points stated in its letter to the CRA following the June 10 presentation, ECPT has the 
following questions/concerns regarding the MXD up-zoning: 
 

• Infrastructure Capacity. What is the cumulative impact of the massive development both 
already approved (Alexandria, MIT, Northpoint) and currently in the approval process 
(MXD, Volpe, etc.) on the infrastructure of East Cambridge? In particular, will the already 
strained public transit system, roadways, bike lanes, sidewalks and parking be able to 
manage the increased usage? We have not seen an adequate study of this, including a 
traffic study that includes impacted intersections outside the current narrow study area, 
including intersections at Third St/Cambridge St., Third St/McGrath O’Brien, Second 
St/Cambridge St, etc. We have also not seen adequate studies or viable solutions for the 
current public transit problems for both the Red Line and Green Line services to the area. 
Cumulative impacts and long-term master planning, including commensurate mitigation 
requirements from large developments, is required. In addition, climate change 
vulnerabilities also will demand expensive infrastructure improvements to water & sewer 
systems, transit facilities, emergency shelter & communications facilities, etc. Are the 
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largest developments that tax the systems heavily, adequately preparing for these 
eventualities and mitigating their impacts? Should additional large projects (over 500,000 
SF) be made contingent upon increased infrastructure capacity?   
 

• Residential Units. Though ECPT appreciates finally getting residential development in the 
MXD, including a generous affordable housing component, the existing 3+ million SF of the 
MXD is almost entirely commercial in use type. This was not the intent of the MXD (which 
stands for Mixed use) and not the consensus view of what Kendall Square currently needs 
to make it a more viable “Work, Live, Play” area as suggested in the K2 Plan. What is 
needed is far more residential units. Why can’t more than 40% of the additional 1 million SF 
be residential (vs the 60% commercial)?  In addition, more homeownership units versus 
rental units, and larger family appropriate 3+ bedroom units, are needed. As noted in 
ECPT’S previous letter, “We are concerned about the effect that rapid tenant turnover rates 
of many of these newly built rental residential projects are having on the civic life of our 
city.” Also, in terms of phasing, the residential developments should be finished (with 
Certificates of Occupancy) BEFORE occupancy of the commercial development.  
 

• Parking. In its prior letter to the CRA, ECPT specifically mentions that renters (and 
homeowners) in the new residential towers are foregoing expensive parking in the Kendall 
residential buildings and choosing free street parking instead. This trend is not adequately 
understood or accounted for in the parking requirements. The City references vacancy in 
parking garages, but the experience of long-standing residents is that street parking, 
especially in the winter when snow occupies many spaces, is difficult to find. A solution 
proposed by ECPT at the June 10 meeting was to require all tenants in large, new 
residential buildings that own cars to purchase/rent a garage space in the building as a 
condition for being granted a Cambridge resident parking sticker. ECPT asks the CRA and 
City to consider this policy suggestion and to propose others that help address the 
increasing street parking scarcity that residents are already experiencing – prior to the 
substantial addition of residential units. Better data on car ownership and parking trends in 
City would help with this policy development. In terms of parking requirements for MXD, the 
ECPT believes minimum parking requirements are needed of  at least .5/residential unit, 
and /1,000 SF commercial space. 

 
• Community Benefits. The ECPT believes for a zoning increase of this magnitude, there 

should be significantly greater public benefits. The Alexandria community benefits package 
for its zoning bonus is a viable model. The mitigation included a 2 acre park, the Foundry 
building, a pledge of funds, etc. Boston Properties has not been forthcoming with adequate 
community benefits beyond the $10/square foot for the commercial SF only, which is 
already a minimum requirement under current zoning. For example, the impacted 
neighborhoods are in dire need of community meeting and event space. And the long-range 
need is for a Community Recreation Center with indoor facilities, which could be a shared 
public/private space. The MXD up-zoning should set formal levels of funding and space 
allocation for greater community use of some of the building spaces. (ECPT appreciates 
that some degree of community access to the Innovation space is contemplated, but it does 
not meet the stated need, nor is it adequately formalized in the zoning petition/urban 
renewal plan.)  
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At the recent December 9, 2015 regular ECPT meeting, the membership discussed the 
MXD proposal and concluded that there were too many unresolved issues to support it at 
this time. Therefore, the ECPT membership voted unanimously to recommend that the 
current zoning amendment before the City Council NOT be approved at the December 21, 
2015 meeting, but instead that the application be extended or re-filed to supply the needed 
time and opportunity for the CRA and Boston Properties to directly engage ECPT and other 
affected neighborhood groups, to resolve outstanding questions/concerns/requests. In line 
with this position, the ECPT recommends the formation of an MXD working group that 
includes ECPT members, or the inclusion of the MXD as an early action item in the pending 
City-wide Master Planning initiative. 
 
Given the 8-10 million SF of development currently under construction/proposed for Kendall 
Square/East Cambridge, the necessity to master plan the area is acute. As noted in ECPT’s 
prior letter, “If all of this [development] is to continue in our back yard, clear, 
comprehensive, sustainable and sensible plans have to be made to accommodate it in such 
a way that the quality of life for residents is not diminished. If East Cambridge is again to 
bear the brunt of what we all agree is an immense boon to the city’s bottom line, mitigation 
need to be, at minimum, commensurate with the scale of development.”  
 
The MXD redevelopment area was created using the public powers of eminent domain and 
carries a high requirement for serving the public good.  The current proposal by 
CRA/Boston Properties needs to do more to meet this higher standard. In addition, the 
underlying cost for development rights to Boston Properties (about $60/SF) as we 
understand it, is far below the market value of say $125/FAR SF. At 1 million SF, this 
represents an approximate $65 million public subsidy to Boston Properties. Of course these 
numbers are very rough estimates and therefore we request that a more detailed economic 
analysis is performed by the City/CRA and shared with the Council and public to better 
determine how any subsidy may fairly be used to fund more public benefits, mitigation of 
impacts and long-term infrastructure improvements. 
 
Respectfully, 
Peter A. Crawley 
President, East Cambridge Planning Team 
 

CC:  
Richard Rossi, Cambridge City Manager  
Iram Farouq, Assistant City Manager for Community Development  
Cambridge City Council 
Cambridge Planning Board 
ECPT Board 
 

 
 

 
 


