
 

 

 

MEMO 
Date:  9/27/2018 
To:  CRA Board 
From:  Tom Evans, Executive Director 
RE:  IDCP Amendment and 325 Main Street Design Proposal 
 
Project Title:  Infill Development Concept Plan Amendment & 325 Main Street Design Review Submission 
Applicant:  Boston Properties 
Submission Prepared by: Sasaki / Pickard Chilton / VHB / Lemon Brooke 
 

INTRODUCTION 
 
This memorandum provides to the CRA Board a summary of key issues for consideration in the review of the 
proposed amendment to the MXD Infill Development Concept Plan (IDCP).  The IDCP functions as the planning 
document for the placement of Infill GFA as defined in the Kendall Square Urban Renewal Plan (KSURP) and 
Article 14 of the Cambridge Zoning Ordinance (MXD Zoning).  The main element of the amendment is the shifting 
of commercial development from the 250 Binney Street site to 325 Main Street.  The CRA Staff has focused its 
review of the documents on the planning elements related to the proposed change as they affect the 
requirements and objectives of the KSURP.  As there are some key areas of overlap between the IDCP planning 
document and the architectural proposal contained in the 325 Commercial Building B Design Review Submission, 
the CRA staff utilized the Design Review book to assist in the IDCP review.  Some brief comments regarding the 
Design Submission book are provided, however this memo should not be considered a full review of that 
submission.   
 
Attached to this memo for the Board’s reference are the minutes accepted by the CRA Board, of the Joint CRA 
and Planning Board meeting of July 31st.  Additionally, document review memos from Charles Redmon, the 
CRA’s urban design consultant, are also attached.  Finally, review memos from City staff will be provided to the 
CRA Board for review along with this memo.  
 

URBAN RENEWAL PLAN & MXD ZONING CONTEXT 

Section 504 of the Kendall Square Urban Renewal Plan (KSURP) requires the creation of the IDCP:  

“The CRA will cause an Infill Development Concept Plan (Concept Plan) to be prepared providing for the 
distribution of any GFA associated with new development within the MXD District above and beyond 3,333,000 
square feet ("Infill GFA") to supplement the original Redevelopment Concept Plan. This Concept Plan shall 
contain the required elements described in Article 14.32.2.1 of the Zoning Ordinance. All new development 
utilizing Infill GFA shall be consistent with the Concept Plan (as the same may be modified in accordance with 
Section 506 below.) An individual building proposal utilizing Infill GFA may be submitted concurrently with the 
preparation and approval of the Concept Plan.” 

MXD Zoning Article 14.32.2 adds: 

“The Concept Plan shall be approved by CRA and by a special permit granted by the Planning Board in order to 
authorize the development of infill GFA. The purpose of the Concept Plan is to provide a context and a conceptual 
governance structure for existing and potential future development that allows development to proceed in a 
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flexible manner without requiring additional special permit for each building. The Concept Plan is expected to 
evolve over time, and with each subsequent development proposal, updates to the Concept Plan shall be 
submitted. Amendments to the special permit may be granted as set forth below, but revisions to a Concept Plan 
shall not necessarily require amending the special permit so long as the revisions remain in conformance with the 
conditions of the special permit.” 

Section 506 of the KSURP provides guidance on the criteria with which to review building designs:  

“The review of subsequent building designs will be guided by the Objectives outlined in Section 102, the Design 
Principles and Development Guidelines outlined in Sections 501 and 502, as well as by applicable design 
guidelines in the Zoning Ordinance.”  

Section 506 of the KSURP also provides guidance on inter-agency review: 

“For any development requiring the approval of both the CRA and the Planning Board in accordance with the 
Zoning Ordinance, the CRA shall conduct its design review in close coordination with the City and the Planning 
Board. Review and approval of the Concept Plan, detailed in Article 14.32.2 of the Zoning Ordinance, as well as 
subsequent building design review, shall be performed jointly by the CRA and the Planning Board. The CRA 
Board and the Planning Board shall hold joint meetings to consider the Concept Plan and as necessary to review 
subsequent building designs.” 

MXD Zoning Article 14.73 adds: “The Planning Board and CRA, shall hold at least one joint public meeting to 
consider the Infill Development Concept Plan.” 

CRA BOARD PROCESS TO DATE 
 
Prior (v1) IDCP Approval by CRA Board:       1/17/2017 
CRA Board Informational Preview Presentation:       5/9/2018 
Joint Planning Board / CRA Board Informational Meeting:      7/31/2018 
CRA Board Informational Presentation:        8/8/2018 
CRA Board Site Walking Tour:        9/12/2018 
CRA Board Design Review Committee Presentation:     9/12/2018 
IDCP Amendment Phase 2 submitted:            9/6/2018 
325 Main Street Design Review submitted:            9/6/2018 
Joint Planning Board / CRA Board Hearing:          10/2/2018 

The initial Infill Development Concept Plan (IDCP) by Boston Properties (the Applicant) was approved at a joint 
CRA Board meeting on 1/17/2017. A short informational preview presentation was given to the CRA Board on 
5/9/2018 introducing the idea of moving density to Main Street. At a joint informational meeting of the Planning 
Board and CRA Board on 7/31/2018, both Boards had the opportunity to see a preview of the Applicant’s 
proposed IDCP Amendment for Phase 2 and provide preliminary feedback. 

At a subsequent CRA Board meeting on 8/8/2018, the Applicant presented progress on the Residential tower at 
135 Broadway as well as the associated open space – South Park on Broadway. At the 9/12/2018 CRA Design 
Review Committee meeting, the Applicant presented progress on designs for the terrace/stair open space 
connection between the Plaza and Roof Garden in response to comments from both Boards at the 7/31/2018 joint 
meeting. This CRA Design Review committee meeting included the active participation of two CDD staff 
members. 
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IDCP AMENDMENT DISCUSSION TOPICS  

Density and Land Use 

The Project Change shifts a significant amount of commercial development immediately next to the MBTA station.  
In addition to transferring approximately 250,000 square feet of office GFA previously planned for the original 250 
Binney site, the proposal also includes approximately 12,000 square feet of commercial GFA not utilized in Phase 
One and replacing the 119,000 square feet of commercial space of the existing Three Cambridge Center building.  
This square footage is placed within a 16-floor commercial building that is currently anticipated to reach 
approximately 240 feet at the top of the highest fully occupied floor.  It is unclear if a portion of the rooftop 
mechanical floor is planned for office use.   Two to three floors of retail are anticipated on the 325 Main building 
site, replacing the 42,300 square feet of retail in the current building.   

- Placement of Density: Conceptually, the CRA staff supports the placement of density at this location due 
to the transit access and the opportunity it provides to redevelop the retail elements on the site.  As has 
been stated in the review process to date, it is unclear if all of the remaining MXD Infill GFA, can be 
placed at this site utilizing more generous floor to floor dimensions than either of the previous IDCP 
commercial building proposals, without impacts to the urban design of the block.  The 325 Main Street 
Design Review book illustrates an evolving floor plate design; thus, it is unclear if the density on the site is 
proposed to be reduced.  Also not specified is which outdoor areas are anticipated to be occupied and 
thus require commercial GFA allotment.  While repeating all the environmental analysis of the IDCP and 
revising each graphic may not be necessary (CRA staff believe those details could be refined through the 
building design review process), updated square footage information should be provided by the Applicant 
as the distribution of density is a key element of the IDCP.   

Massing 

Section 501 of the KSURP says that the CRA will “preserve and enhance long and short-range views, visual 
privacy, and sun orientation by the careful positioning of buildings and open space.” These urban design 
principles are key within the dense block of Parcel Four. It is important to understand these elements of the 
proposed building in relation to the MIT SoMA project buildings under construction across Main Street. 

- Connection between 355 Main Street and new 325 Main Street: The CRA requests more design study 
focus on creative ways to make a distinction between the two buildings. A deeper recess between the two 
buildings at their physical meeting point could allow the two buildings to appear separate from most street 
level viewpoints. The meeting point should respect the corner bay windows on 355 Main Street, and 
resolve the current awkwardness between the strongly defined horizontal window bands of 355 Main 
Street and the non-aligned floorplates proposed for 325 Main Street. “The Mixer” in an earlier version of 
the building design recognized the need for this design resolution. 

Open Space & Landscape 

Section 501 of the KSURP discusses “establishing an orderly sequence and hierarchy of open spaces and 
pedestrian routes throughout the site.” The relationship of the new building to open space is a significant issue for 
the new development site – two of the four sides of the proposed building have frontage along open space - the 
Plaza and the Roof Garden. These two open spaces are adjacent but not directly accessible from one another. 
How the new proposed 325 Main Street building meets the Roof Garden and ensuring the Roof Garden still feels 
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public while being surrounded on four sides by buildings is a challenge. Public restrooms for the plaza and roof 
garden are also a significant issue for the open space in this proposal. 

The site location in the proposed amendment is an opportunity to redefine the design of the access to the Roof 
Garden as well as its relationship to Main Street with a direct vertical connection between the two open spaces. 
As proposed, these two open spaces could act as one unified set of public spaces.  It is worth noting that this was 
an area of significant discussion at previous Board review sessions, and the Proponent has put a significant effort 
into the proposed design solution. 

Additional detail for each open space will be expected to accompany each individual building’s Design Review 
submission with comparable levels of detail between the buildings and the associated open spaces. 

- Roof Garden: The limit of landscape work shown on page 75 of the 325 Main Street Design Review book 
is not reflective of the impacts on the Roof Garden, the increase in use due to the connection to the 
Plaza, the scale of the adjacent site improvements, and comments heard during the public process. 

o Furniture: Additional design work and details regarding furniture updates and any associated 
hardscape changes that support updated furnishings is needed. Refreshed and different furniture 
will be necessary to update the Roof Garden to match the design expectations set by the new 
adjacent architecture, as well as the increased level of usage due to the new vertical terrace/stair 
connection from the Plaza. Open space furniture has evolved in the decade since the last major 
refresh of the Roof Garden, and more relaxed, colorful, informal, and movable arrangements are 
often desirable. 

o Lighting: Lighting should be included that is consistent with additional use and interest in the Roof 
Garden anticipated from the new direct connection from the Plaza. This should include at a 
minimum lighting of the pathways and furniture as well as electrical connections to provide 
flexibility for plug and play connections in order to host various types of potential programming in 
the future - day or night. 

o Horticulture: The CRA Board has requested a horticulture analysis of the plantings in order to 
assess how to change the plantings plan of the entire Roof Garden to adapt to the shadow study. 

- Plaza: CRA staff would like more information on the trellis structure on the Plaza and how it would interact 
with the proposed changes to the Plaza site. If the trellis structure is maintained, as presented in the 
submission materials, the grid could be considered as a canvas for permanent or rotating public art. This 
Plaza edge condition and its interaction with the new terrace/staircase is critical because of its adjacency 
to the project. Further exploration of this concept to update, enhance, and frame the Plaza is necessary in 
subsequent submissions. 

- Plaza to Roof Garden Connection: CRA staff is supportive of the new connection between the Plaza and 
Roof Garden. The design provides the opportunity to draw people up to the Roof Garden and, provides a 
sense of discovery through the abstract switchback shapes. It has the potential to become a distinctive 
public space in Kendall Square. 

- Trees on Main Street: CRA staff appreciates efforts to replace the trees on Main Street with an increased 
caliper and size significant enough to provide adequate summer shade as quickly as possible after the 
building opens. Main Street lost trees with 30 years of growth in 2015, and will have lost 7 additional 
years of growth cycles for the 2016 planted trees by the time the new 325 Main Street building is 
completed. 
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- Public Restrooms: CRA staff appreciates the commitment to provide a public restroom solution for the 
Plaza that is integrated into the new building. Appropriate signage will be necessary as the design review 
process proceeds. 

Vehicular Transportation 

- Visitor Parking (autos): More detailed information should be given regarding the plan for visitor parking, 
especially during peak hours when the garages will be open only to monthly passes. CRA staff 
encourages BP to work with the City, CRA, and KSA members to conceptualize installation of a public 
information system on City streets that helps direct drivers to garages with real time information on 
whether or not visitor parking is available. 

- Bike Parking: CRA data on existing short-term and long-term bicycle parking shows significantly more 
existing bike parking than shown on Table 5-1 Required Bike Parking (page 201). CRA will work with the 
Applicant to create and maintain an existing bike parking inventory that will be published in the CRA’s 
annual Transportation Data Report. CRA staff have concerns about the ease of access to the basement 
bike parking location as proposed. CRA staff supports the concept of doing a district-wide study of a full-
service valet bike station. 

Pedestrian Circulation 

This project presents an opportunity to re-evaluate circulation patterns on the entire block – from the Plaza and 
Roof Garden, in and out of T stations, the connection to Broadway and Pioneer Way to Ames Street, Green 
Garage/Roof Garden access, and the Red Line. There is an opportunity on this site to create dynamic layers of 
vertically integrated public and private terraces associated with circulation, open space, retail, and office that 
could provide a unique urban condition in Cambridge. There are many pedestrian easements on this block 
including one through the Marriott which is in place of the old Pioneer Street, as well as an easement which goes 
east-west in the place of the old Pioneer Ave where the former Coop Food Court is located. The 325/355 Main 
Street connector where Clover and Bailey & Sage restaurants are located is an easement on the former Pelham 
Street. All of these easements can be found on CRA’s POPS website. 

- Pioneer Way Pedestrian Easement: The CRA is open to the idea of preserving a path of travel connecting 
Ames Street and Pioneer Way to the Plaza through an interesting and active retail environment, but more 
details will need to be worked out on the directness and intuitiveness of that path of travel before this is 
found to be an acceptable replacement of the easement. 

- Stronger Broadway Connection: The CRA is supportive of an additional Broadway pedestrian connection 
that allows commuters from the Red Line head house a more direct route to destinations to the north, and 
would like BP to continue studying these options in the 325 Main Street building design review process. 

- Google Connector Ground Level Easement to Garage, Pioneer Way and Roof Garden: The proposed 
325 Main Street building should (and does) primarily address the Plaza and the MBTA station, the 
presence of the existing north-south 355/325 Main Connector entrance (which serves the pedestrian 
easement area leading to the Roof Garden elevators, entrances to multiple retailers, and the only 
entrance to the office tenants at 355 and 325 Main Street), so that these are read clearly enough on the 
facade. However, at the ground level, it is not obvious or intuitive enough to read as a major entrance 
leading to these three major purposes. CRA is supportive of the proposed idea to make this a two-floor 
space rather than the current one-floor volume. The new second-floor retail should have some sort of 
visual presence and/or access within this connector easement area. This area also must maintain a 
strong visual and wayfinding cue that leads people to the Roof Garden from Main Street. A rendering of 
this indoor public space will be necessary in the next 325 Main Street Design Review submission. CRA 
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staff encourages the Applicant to investigate the possibility of salvaging and reusing the ceiling art lighting 
feature in the current connector, if technically feasible. 

 

Integration with MBTA Station 

As described in Section 702 of the KSURP, the CRA is supportive of the “redevelopment of MBTA facilities in 
such a way as to make them more convenient, attractive and efficient.” 

- Rooftop of west headhouse: the CRA is supportive of utilizing the roof of the west headhouse and 
extending the headhouse elevator in the stair/terrace system for the access to and from the Plaza and the 
Roof Garden, pending approval from the MBTA. Utilizing this large rooftop directly adjacent to the new 
building and within the Plaza for elevated open space offers a better use of space. 

Retail Plan 

The 325 Main Street building proposal for 40,000 SF of retail on the basement, ground, and second floors is an 
opportunity to create vertical layers of activation on the plaza. The retail at the T station and on the Plaza presents 
a strong opportunity to think about how it fulfills City goals in the recent city-wide Retail Plan. 

- Retail entrances: It is not clear in the submission how pervious the retail on the ground floor is on Main 
Street and on the Plaza. Precedents were given for bi-fold doors and sliding walls but the concept of 
multiple entry ways along the ground floor is not clearly identified.  

- Coordination with MIT NoMA/SoMA: The Applicant’s retail plan for the site should be informed by MIT’s 
SoMA/NoMA retail planning. We are aware that initial coordination has taken place between MIT and the 
Applicant in order to collaborate on a collective vision for retail in the corridor, and the CRA encourages 
this to continue. 

- Annual retail reporting: CRA staff will work with the Applicant to determine an outline for annual retail 
reporting to the CRA. 

Sustainability & Environmental Impacts 

- Composting: A discussion of composting should be added to section 8.4 of the IDCP Sustainability 
chapter. This is something that may already be part of normal operations in Kendall Center for food 
service tenants. 

- Light Pollution Reduction: A discussion of Light Pollution Reduction should be added to the 
Environmental Impacts or Sustainability Plan chapters of the IDCP. This includes fully cutoff and fully 
shielded exterior lighting fixtures. 

- Pathways to Net Zero: CRA staff suggests that future energy retrofits to existing buildings in the MXD 
District be considered as contributions to the Pathways to Net Zero. 

- Shadow: CRA looks forward to the animated shadow study when it becomes available. 

Infrastructure Resiliency 

- MBTA Headhouse Resiliency Measures: Infrastructure resiliency for the MBTA headhouse was discussed 
in the EIR that covers this project. The October 2015 EIR (which has a proposed building located at the 
325 Main Street site) describes concepts to continue to evaluate and implement MBTA Station resiliency 
measures on page 4-49, 4-50 and Figure 4.6. This was also written in the Secretary’s Certificate on 
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11/25/2015. This issue should be addressed in the IDCP and future 325 Main Street Design Review 
submissions. 

 

 

Construction Staging 

- 325 Main Construction Staging Principles: Construction staging plans on the proposed site will be 
especially important to understand early-on in this project given that the south side of Main Street is 
already closed, and will continue to be for several years. CRA would like more information about the 
construction staging operating principles. Full staging plans are not necessary at this point in the process, 
but rather the operating principles - such as minimizing MBTA main headhouse closure, preserving 
pedestrian and bike travel ways, accommodation of shuttle buses, and approach to traffic detours. 

OTHER IDCP ISSUES 

- Residential Massing: The CRA would like to confirm that the general massing of the residential building is 
still applicable.  While the design review process will provide for further building design modifications, the 
existing approvals for the IDCP would require another amendment if massing dimensions vary by more 
the 10%.  The KSURP and MXD Zoning track housing entitlement by GFA not unit count, the IDCP 
Amendment does not include an updated unit projection, but based on previous housing program updates 
from Boston Properties, the CRA Staff anticipates a greater number of slightly smaller units in the future 
residential phases. 

- Phasing: CRA staff are supportive of the modifications to the phasing schedule that illustrates both the 
commercial and residential elements of Phase Two.  The commencement of the residential construction 
shortly after the beginning of the commercial development ,as illustrated in the Amendment IDCP phasing 
diagram is an important element of the IDCP meeting the mixed-use development goal of the KSURP. 

- South Park on Broadway: CRA staff asks the Applicant to reconsider the preservation of a few of the 
existing trees within South Park on Broadway. Tree preservation adjacent to tight construction projects 
has proven successful in many instances across Cambridge and CRA staff would like to preserve the tree 
canopy to the greatest extent possible rather than waiting for trees to mature again.   

- Open Space Calculations: The CRA has conducted a thorough review of the legal documents protecting 
the KSURP open spaces.  These documents contain slightly different figures for the existing open space 
calculations, and staff will work with the Applicant to synchronize this data.   

- 255 Main Street retail: CRA is supportive of the ongoing efforts to install retail at the base of 255 Main 
Street as described on page 189 of the IDCP submission, and looks forward to the completion of that 
project. 

- Local/Independent retail exemption: The Applicant is not seeking a local/independent exemption as 
offered in the zoning code as an option except in the north residential building. 

PRELIMINARY 325 MAIN STREET DESIGN REVIEW COMMENTS 

The following comments are focused on the 325 Main Street Design Review submission materials and should be 
considered preliminary.  They include requests for additional information and materials that will assist the review 
process. 
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- Design Review Documents: The 325 Main Street design review submission document should have total 
floorplate square footage labeled on each of the floor plate plan-view pages, as well as floorplate 
dimensions for length and width – all of which varies by floor. Each of the section view pages should 
include more of the 355 Main Street building in the section view and include a detailed understanding of 
which floors are directly connected and how they are connected. This internal connection detail would not 
normally be required, but the urban design and massing implications driven by the desire to connect the 
two buildings internally is a special case. A rendering of the new building from the perspective of the Roof 
Garden in the next submission would also be helpful. 

- Elevation and Sections: As the connection between 325 and 355 Main are so critical to this project, 
sections and elevations along the full block of Main Street are needed to fully review the building 
proposal.  As described above, the CRA staff believe, and public comments to date have reinforced the 
concern, that the 325 Main Street design should provide a distinct façade transition that allows the two 
buildings to appear as separate buildings from Main Street even if they have functional connections 
between them.  

- Enclosure Contrast: The contrast between the enclosure typology does not seem sufficient to create the 
desired effect of modulating the building façade.  For example, the color and appearance variation of the 
two primary glass types (low-iron vs. high performance) could be more significant in order to visually 
accentuate the breaks in massing of the building to viewers both on the ground and far away. Additional 
façade material elements and architectural variations should be considered.  This should help visually 
reduce the bulk of the building and create a more interesting differentiated glass façade. 

- Architectural Lighting: As this is a key site in Kendall Square, and the CRA Board has expressed interest 
in ensuring this is an iconic piece of architecture. Architectural lighting is a key component of the program 
as described on page 39 of the 325 Main Street Design Review submission. The precedent images found 
on page 40 of the 325 Main Design Review book are compelling, although CRA staff requests a rendering 
featuring the architectural lighting of the proposed building from sidewalk level to go with those precedent 
images. 

- Massing cut out on floors 1-4: CRA staff is supportive of the massing cut out facing the Plaza from the 
first to the fourth floors and accompanying exposed columns. The natural viewshed of pedestrians at 
ground level does not go up more than a few floors, which gives the feeling of greater room for the Plaza, 
as well as greater distance between the new building and the Marriott.  The angled facade also 
accentuates the retail and terrace/stair system that leads to the Roof Garden. The exposed columns 
create visual interest and a sense of drama using the building structure. 

- Main Street Weather Protection: CRA staff would like to see details of the proposed canopy along 325 
Main that could provide weather protection along a portion of the sidewalk on Main Street. 

 

CONCLUSION 

The CRA Staff is conceptually supportive of locating dense commercial development proximate to the MBTA 
station.  The positioning of the commercial building next to transit, while utilizing existing parking infrastructure 
and management strategies, supports the urban sustainability goals of the KSURP. 

The Project Change provides an opportunity to enhance the open space connectivity between the Kendall Plaza 
and the Rooftop Garden.  The environmental impacts on the Roof Garden should however be carefully 
considered. The connected open spaces may provide a sufficient range of micro-climates for open space visitors 
to find desired levels of sun or shade on the block.  A dynamic model provided by the Applicant will help inform 
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the CRA’s analysis.  The scope of the landscape design improvements should be modified to consider all the 
planting areas of the Roof Garden and how they will be affected by the new structure.   

The Project will reposition the ground floor retail and should improve the interaction between the 325 Main Street 
building and the Plaza.  Coordination with the MBTA will be critical to the success of the design concept as 
proposed, and thus the CRA should consider any design implications should the headhouse integration face 
implementation challenges.   

The CRA Staff remain concerned that the proposed building massing resulting from the current commercial 
program on the site has not yet reached a satisfactory resolution. Block Four of the KSURP currently has a rather 
sheer streetwall, and the substitution of the four-story building with a much larger building must be sensitive to this 
condition and its design should contribute to a more dynamic streetwall. As proposed, the continuously-connected 
and horizontally-oriented facades of 325 and 355 Main Street appear to overwhelm the street.  There are building 
modulation considerations and façade modifications that may solve this urban design concern, but the preference 
would be for the two buildings to feel distinct from each other.  The CRA would like to see more detail on the 
materiality of 325 Main Street that may help to visualize how it will be differentiated from 355 Main Street and how 
it will address the streetwall.  On the other hand, the CRA staff appreciate the dynamic angled vertical gestures 
proposed on the eastern façade of the building and the provision of occupiable terraces throughout the building.   

The CRA Board will need to consider what approval conditions might be acceptable to allow the Proponent to 
move into further design review, or if the massing challenges need further resolution within the IDCP Amendment.  
Many elements of the IDCP are not modified by the proposed amendment.  CRA staff feel that it is important to 
note that there are significant benefits to the evolution of the KSURP contained within Phase Two of the IDCP. 
While many of those components are not the focus of the amendment, important program elements such as the 
housing production and streetscape improvements should remain part of the discussion, as these public benefits 
are packaged with the proposed commercial development.   


