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introduction
cambridge planning and design

1978 --- 2002 & 2011 --- 2019

cambridgeside redeveloped

revised petition

project contributions and economic benefits

thank you

AGENDA



CAMBRIDGESIDE

2019S
EAST CAMBRIDGE RIVERFRONT

LECHMERE
SALES

1980

1978
east cambridge 
riverfront plan 

2002
dcr master plan

2011
cambridge

riverfront plan
2019

envision 
cambridge

CANAL
PARK

CHARLES
PARK

gave land 
to the city to

construct charles park
and 

complete canal park

provided for
a new public street

and
a permanent public 

connection
between canal park
and charles park
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PLANNING AND DESIGN



MACY’S BEST BUY

GARAGE

VACANT
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URBAN PLANNING

•	require development in the area 
that provides expanded shopping 
facilities, general office space and 
new housing. stress commercial uses.

•	create a strong and inviting pedestrian 
environment around the canal.

•	create a functionally diverse and 
active urban focus with the canal 
reclamation and surrounding 
development.

•	encourage development around the 
canal that is colorful in details and 
rich in open space amenities.

•	preserve the old mdc ... boathouse   also referenced in 2002 and 2011 riverfront activation plans

1978
EAST CAMBRIDGE RIVERFRONT PLAN
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A MIX OF USES
1978 east cambridge riverfront plan

“Require development in the area that provides expanded shopping facilities ,
general of f ice space and new housing. Stress commercial uses.”

LAND BOULEVARD FIRST STREET
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AN INVITING PEDESTRIAN ENVIRONMENT

40’40’ 210’ 160’

1978 east cambridge riverfront plan
“Create a strong and inviting pedestrian environment ...”

10
’

10
’ face of existing garage  and best buy

face of existing curb
line of existing parking

line of existing bike lane

F I R S T  S T R E E T



1978 east cambridge riverfront plan
“Create a functionally diverse and active urban focus

with the Canal reclamation and surrounding development.”
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maintain the retail core,
and introduce

office and residential uses
into the existing retail complex

bring lobbies
to the street to create

continuous pedestrian activity
to serve the commercial uses

maximize activity by
replacing blank walls

and parking
along first street with

small shops and restaurants

A DIVERSE AND ACTIVE URBAN FOCUS

PROPOSED FIRST STREET

EXISTING FIRST STREET
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EXISTING FIRST STREET
AS SEEN FROM SEARS GAR AGE R AMPS

40’

10
’



MAKING 
ROOM TO 

WORK WITH CITY 
AGENCIES AND 
NEIGHBORS TO 
MAKE A BETTER 

STREET
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CONTINUOUS PEDESTRIAN ACTIVITY
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maximize
activity by 
replacing

blank walls
on

first street
and

thorndike way 
with shops, 
restaurants, 
office and 

living spaces 
in buildings 

designed
for people,

not products

1978 east cambridge riverfront plan
“Encourage development around the Canal that is colorful in details and rich in open space amenities.”

AN IMPROVED PUBLIC REALM

RETAIL

F I R S T  S T R E E T

CANAL
PARK

THORNDIKE WAY



CAMBRIDGESIDE GALLERIA

1990

THE

1990
MIXED USE

CENTER OF THE

1978
ECRP

CANAL
PARK

CHARLES
PARK
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2002
DCR MASTER PLAN FOR THE CHARLES RIVER

2011
C A M B R I D G E  R I V E R F R O N T  P L A N

RIVERFRONT ACTIVATION PLANS

•	create more opportunities 
for basin users to get down 
to the shore and have close 
contact with the water

•	expand public access
  to the water and publicize
  public-access programs

•	improve the flow of pedestrians 
to and along the river, especially 
with more trees, improved 
sidewalks, lighting and 
furnishings

•	support activities, both 
regular and special ones...
that bring people to the river



THE NEXT 
GENERATION 

OF PUBLIC 
SPACE
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SUPPORT LOCAL ARTS AND ACTIVITIES
engage

the public with
improved open space 

hardscape
programming

POTENTIAL ART OR 
ACTIVITY LOCATION



BRIDGE ART (EXAMPLE) EXISTING BRIDGE

LIGHTING, ART AND ACTIVITY UNDER LAND BOULEVARDNEW PLANTING, LIGHTING, FURNISHINGS AND A BETTER BOARDWALK

LIGHTING (EXAMPLE)EXISTING BOARDWALK

TREES
SIDEWALKS
LIGHTING

FURNISHINGS
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BRING PEOPLE TO THE RIVER
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SE ARS

F I R S T  S T R E E T

CANAL
PARK

GATHER AT BOATHOUSE LANDING

BIKE AND PEDESTRIAN SAFETY AT BOATHOUSE PARK

THOMAS 
GRAVES 

LANDING

10
CANAL
PARK

ONE
CANAL
PARK

FOOD
COURT

EXPAND
PUBLIC 

ACCESS TO 
THE WATER

boathouse

thomas 
graves 

landing

to
boston

to
cambridgeside

LAND 
BOULEVARD

DCR
STABLES AND 
BOATHOUSE
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ACTIVITY ON THE WATER

LANDING

PARK



EXISTING BOATHOUSE

AN EXAMPLE OF A BOATHOUSE ROWING CENTER

1978
east cambridge 
riverfront plan 

2002
dcr master plan

2011
cambridge

riverfront plan

boathouse

to
boston

to
cambridgeside

LAND 
BOULEVARD

LANDING

PARK

thomas 
graves 

landing
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REHABILITATE THE BOATHOUSE



CAMBRIDGESIDE

2019
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•	maintain the character 
of the urban fabric of 
historic neighborhoods, by 
encouraging growth near
•	public transit 

•	kendall red line
•	lechmere green line

•	employment corridors
•	kendall square

•	shopping districts
•	cambridgeside

•	other community amenities
•	charles river waterfront

•	encourage significant 
commercial development to 
absorb current demand and 
support the property tax base.

•	increase overall housing 
production.

ENVISION CAMBRIDGE | PLANNING
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•	protect and enhance 
opportunities to produce art and 
enjoy the city’s shared culture, 
and ensure that artists have 
space in cambridge to work, meet, 
produce, perform and display 
their work.

•	encourage formal and informal 
participation in community life 
through direct programming and 
support for community groups.

•	provide programs and services 
that meet the needs of seniors 
and people with disabilities.

•	ensure that local businesses 
of different types, sizes, and 
growth stages are able to start, 
grow, and remain in cambridge, 
and incentivize the creation 
and preservation of affordable 
commercial space.

•	encourage active street life in 
cambridge’s retail districts.

ENVISION CAMBRIDGE | COMMUNITY
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CAMBRIDGESIDE 
REDEVELOPED



BEST BUY
155’

GARAGE
145’

SEARS
85’

CORE

MACY’S
155’

2.0
cambridge, massachusetts

zoning petition pud-8
09.24.19planning board

PUD-8 REDEVELOPMENT PLAN
URBAN 

PLANNING
AND

DESIGN 
CONSISTENT WITH

CITY 
PLANNING



MACY’S 125,000 355,000 230,000

ENCOURAGE 
GROWTH NEAR

TRANSIT
EMPLOYMENT

SHOPPING
AMENITIES

PARCEL EXISTING

AREA GSF

PROPOSED NET NEW

MACY’S
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REDEVELOPMENT | MACY’S



INVITING 
PEDESTRIAN 
ENVIRONMENT

WITH A DIVERSE
AND ACTIVE
URBAN
FOCUS

MACY’S
BEST BUY

125,000
113,000

355,000
335,000

PARCEL EXISTING PROPOSED

BEST 
BUY

AREA GSF

230,000
222,000

NET NEW
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REDEVELOPMENT | BEST BUY



175,000
GSF

NEW
HOUSING

MACY’S
BEST BUY
UPGARAGE

125,000
113,000
273,000

355,000
335,000
310,000

PARCEL EXISTING PROPOSED

GARAGE

AREA GSF

230,000
222,000

37,000

NET NEW
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REDEVELOPMENT | UPPER GARAGE



SEARS

AN
ACTIVE

GROUND FLOOR
AND

IMPROVED
ACCESS

TO THE MALL

MACY’S
BEST BUY
UPGARAGE

SEARS

125,000
113,000
273,000
124,000

355,000
335,000
310,000
210,000

400,000
175 ,000

PARCEL EXISTING

COMMERCIAL
RESIDENTIAL

PROPOSED

230,000
222,000

37,000
86,000

NET NEW

AREA GSF
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REDEVELOPMENT | SEARS
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2019

REVISED PETITION AND CHANGES
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Error! Unknown document property name. 

Summary of Zoning Changes – Section 13.100 

February 2019 Petition vs. Revised July 2019 Petition 

Zoning Concept February 2019 July 2019 Section Reference 

Maximum Building Height Base height of 85’, with a maximum height up to 185’ Base height of 85’, with a maximum height up to 155’ 13.104.3 and Building Height Map 
(Map 13.101) 

Permitted Net New Gross Floor Area 625,000 square feet 575,000 square feet 13.104.1(b) 

Required Residential Development 20% of Net New Gross Floor Area 30% of Net New Gross Floor Area 13.104.1(d) 

Affordable Housing At least 20% of total Dwelling Unit Net Floor Area 
devoted to Inclusionary Housing 

Fifty percent (50%) of total Dwelling Unit Net Floor Area shall be affordable (i.e., 25% 
subject to Inclusionary Housing requirements and 25% as Middle Income Units (as 
defined in Section 13.104.1(d)(3)(ii)) 

13.104.1(d)(2) and 13.104.1(d)(3) 

Family-Sized Dwelling Units No requirement  The required residential development shall include Family-Sized Dwelling Units, and to 
the extent legally permissible, all such units shall be affordable (50% as Inclusionary 
Housing and 50% as Middle Income Units) 

13.104.1(d)(4) 

Delivery of Residential Component No trigger included Development of the residential component shall have commenced prior to or 
simultaneous with the earlier to occur of issuance of a final certificate of occupancy for 
more than 325,000 square feet of non-residential Net New Gross Floor Area or (ii) 
issuance of a building permit for the second new building within the PUD-8 District 

13.104.1(d)(1) 

Building Line Setback No requirement New buildings on First Street shall provide a 10-foot setback 13.107.5(a)(i)(2) 

Building Façade Stepback No requirement New or renovated buildings that exceed 85’ in height shall provide (a) a 10-foot 
stepback of the building façade at an elevation of approximately 65’ in height and (b) a 
10-foot stepback of the building façade at an elevation of approximately 135’ in height 
(if applicable) 

New or renovated buildings that do not exceed 85’ in height are encouraged to provide 
distinct horizontal articulation at a datum of approximately 65’ through means other 
than a stepback 

13.107.5(a)(ii)(1) and 
13.107.5(a)(ii)(2) 

Building Spacing No requirement New buildings shall be designed to provide for appropriate spacing to preserve 
adequate light, air and central view corridors for the benefit of the East Cambridge 
neighborhood 

13.107.5(a)(iii) 

Rooftop Mechanical Stepback No requirement New or renovated buildings shall provide a 15-foot stepback of the rooftop mechanical 
penthouses 

13.107.5(a)(ii)(3) 

Design Review No requirement The Planning Board may incorporate additional criteria and guidelines for future design 
review in its approval of a Final Development Plan 

13.102.11 

Active Uses Required on the ground floor of buildings 
immediately fronting on First Street 

Required on the ground floor of buildings fronting on First Street, Cambridgeside Place 
and Lechmere Canal 

13.107.1 

 

2 
Error! Unknown document property name. 

    

Utilities Plan No requirement An applicant shall submit a narrative describing how each proposed building site at the 
time of development will be adequately served by water, sewer, gas, and electric 
infrastructure capacity or describing appropriate infrastructure capacity improvements 
that will be implemented to accommodate the building(s) 

13.102.3(o) 

Letter of Commitment No requirement The Letter of Commitment (to be finalized with the City Council) is incorporated into 
zoning by reference 

13.107.6 

Noise and Light Mitigation Measures No requirement Specific noise and light mitigation strategies shall be implemented in connection with 
laboratory use to reduce the number and size of rooftop mechanical equipment and 
any additional light produced by lab use 

13.107.2 and 13.107.3 

Public Access and Atrium Space No requirement Criteria to maintain existing ground level pedestrian connections between Charles Park 
and Lechmere Canal Park 

13.102.4(c) 

Greenhouse Gas Emissions Analysis No requirement An applicant shall conduct a greenhouse gas emissions analysis for any development 
and implement energy efficiency mitigation to achieve the percentage of CO2 
emissions reduction suggested in such analysis 

13.107.4(a) 

Net Zero Plan No requirement An applicant shall submit a narrative describing how the Project will evaluate the ability 
to meet the goals included in the City’s Net Zero Action Plan, including the potential 
incorporation of enhanced commissioning for newly constructed or renovated office 
and lab buildings 

13.102.3(j) 

Minimum Parking Minimum parking ratios provided The Planning Board may specify a minimum parking requirement in its approval of a 
Final Development Plan 

13.106.3 

Conflict with Other Zoning Provisions or City 
Regulations 

Section 13.100 governs in the event of such a conflict  Language deleted 13.102.10 
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PETITION HIGHLIGHTS AND CHANGES
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•	decrease
	 COMMERCIAL

•	increase
	 HOUSING

•	MAINTAIN
	 ground level retail and
	 retail in the mall

DOWN

100K
-20%

from

125k
to 

175k

from

500k
to 

400k

LESS COMMERCIAL AND MORE HOUSING

UP

40%
50K



INCREASE 
OVERALL 

HOUSING 
PRODUCTION
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50%

•	25% housing up to 80% ami
	   (inclusionary housing)

•	25% housing at 80-120% ami
          (middle income housing)

•	all 
family units ( 3 bedrooms )		

				    will be inclusionary
				    or middle income

residential to commence
prior to the earlier of:

certificate of occupancy
for more than 325,000 gsf of

	 non-residential net new gfa
or

issuance of a building permit
	 for the second new building

low & middle income 
& family units

low / middle
income housing

from
20+
units

to 
80+

units

4x

INCREASING HOUSING



BEST BUY
155’

GARAGE
145’

SEARS
85’

CORE

MACY’S
155’
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reduce 
maximum 

height from

185’
to

155’

LIMIT MAXIMUM BUILDING HEIGHT

-30’

-30’
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setback
new buildings

to provide more
sidewalk activity
acknowledge the

prevailing heights
of neighboring buildings

through
material change

and
stepbacks

on first street,
cambridgeside place,
and land boulevard

use
materials

that complement the
historic industrial fabric

of the neighborhood

10’

10’
ABOVE 65 FEET

IF TALLER THAN
85 FEET

ABOVE 135 FEET

10’
AT NEW BUILDINGS

ON FIRST STREET

DESIGN GUIDELINES AND PRINCIPLES
PLANNING 

BOARD 
MAINTAINS 
REVIEW OF 

ARCHITECTURAL 
CHARACTER
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questions and comments

•	calculation of existing gfa
•	family-sized
	 affordable units
•	mix of low/moderate 
income units and middle 
income units

•	standards of eligibility
	 of middle-income units
•	phasing threshold
•	incentive zoning
•	location of particular uses

response

•	above-ground garage is included
•	we will comply with zoning and will 
include more if the plan permits

•	50/50 split; open to discussion

•	agree

•	agree
•	agree; as required by underlying zoning
•	the final development program will 
be subject to special permit review by 
the planning board

CDD MEMO RESPONSE
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questions and comments

•	distinction between 
residential and non-
residential heights 

•	guidelines for evaluation 
of increased height 
within the 85’ height zone

•	parking

•	urban design

•	environmental impact review
•	commitment letter

response

•	height has been reduced without 
consideration of use 

•	clarifying language can be included 
to limit the central mall atrium to its 
existing height

•	agree. parking permit and ratios 
consistent with phased development.

•	agree. we will work with cdd to 
incorporate the urban design 
comments.

•	agree
•	agree

CDD MEMO RESPONSE



CONTRIBUTIONS AND BENEFITS
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•	dcr boathouse
	 restore, provide public dock and landscape

•	canal park improvements
	 including pathways along canal, under
	 land boulevard and to the boathouse

•	community meeting space
	 up to 40 people, to include area
	 for displays of cambridge history

•	community gathering space
	 events and programming, including
	 potential winter gardens and
	 a seasonal farmer’s market

•	advisory committee
	 programming of open space and local retail spaces

•	$500,000 to tree fund

•	$1,000,000 to east cambridge scholarship fund

•	$500,000 to cambridge arts initiative

PUBLIC CONTRIBUTIONS
commitment letter
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•	50% low/middle income housing
•	local and non-profit office space
•	daycare 2,500 sf at a reduced rate

•	local retail space at a reduced rate/term 

•	first street promenade
	 pedestrian-only between cambridgeside place
	 and thorndike way on sunday afternoons
	 between memorial day and labor day,
	 with programming and activities 

•	arts
	 work with the lemelson-mit program to promote
	 and host “steam” events at cambridgeside

•	charles river program
	 develop a curriculum-based program with
	 cambridge public schools to provide the
	 opportunity for every 3rd grade student
	 to experience the charles river

•	snow emergency parking

PUBLIC CONTRIBUTIONS
commitment letter

OVER

$60
MILLION

IN
CONTRIBUTIONS
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ECONOMIC BENEFITS
real estate taxes and fees

•	over $4,000,000 a year currently
•	estimated at full build-out to be
  more than $7,000,000 per year

•	almost $45,000,000 over the
last ten years

•	resulting in an additional
$30,000,000 in incremental
tax revenue for the ten years
following completion
of construction

•	additional municipal revenue in
building permit and other fees

75%

$30
million
over 10 years

upon completion

from

$4mm
to 

$7mm
from

$45mm
to 

$75mm

non-profits and charities
•	approximately $100,000 per year, on average, for the last two 
years, which will continue upon completion of the new project
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ECONOMIC BENEFITS

5,000
construction 

jobs

4,500
existing and new 
permanent jobs

jobs
•	 over 5,000 construction jobs 

over the next 8 to 10 years
•	 over 3,300 permanent jobs at 

varying income and skill levels
•	 maintain more than 1,200 

existing jobs throughout 
the construction of the 
redevelopment project
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conclusion
•	a gathering place for over
6 million guests every year

•	a development rooted in the city’s 
design and planning goals 

•	a zoning framework to create 
a vibrant retail, restaurant, 
entertainment and living area with 
the latest urban design

•	offering over $60 million
in public benefits

•	economic benefits to the city and 
the community, including millions in 
revenue and thousands of new jobs

•	30 years as a neighbor, contributing 
millions of dollars to community 
organizations and events
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THANK
YOU


