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1.1 PROJECT OVERVIEW
1.1.1 PROJECT SUMMARY
The Center Plaza is located within the Kendall Square Mixed-Use Development (MXD) 
project area. The project is located between the under construction 290 Binney Street 
commercial building to the north and the under construction 121 Broadway (formerly 135 
Broadway) residential building to the south. It is built above the proposed Eversource 
electrical substation vault which is currently under construction. Prior to the construction 
of the substation, the site had been occupied by the ìBlue Garageî parking structure. To 
the west of the site is the existing 125 Broadway building currently occupied by Biogen 
(Biogen Building 8). To the east of the site is the existing 115 Broadway building owned 
by Biogen (Biogen Building 6). Between the plaza and the Biogen building are the East 
and West Plaza Drives which connect Binney Street to the north with Broadway to the 
south and provide access to the parking and loading for the surrounding buildings. 

The plaza will provide public open space as proposed in the Infill Development Concept 
Plan (IDCP) Amendment #2 dated January 14, 2022. The plaza consolidates and 
expands upon the open space previously included within the Broadway and Binney Parks 
to the north and south of the Blue Garage. 

The new open space will serve residents, workers and the general public alike. The new 
plaza will contribute to a vibrant public realm with the inclusion of fixed and movable 
seating, shade canopies, a flexible lawn and hardscape spaces. The plaza has been 
designed to complement the retail space proposed on the ground floor of 290 Binney with 
space for outside seating. The project will include raised planters with shrubs above the 
substation and new trees to the east and west of the plaza drives. Opportunities for public 
art are also included.

The project will foster new cross-block connections and promote pedestrian connectivity 
through the parcel and to the proposed Volpe development to the east. The project will 
also convert areas of the adjacent plaza drives to shared spaces that prioritize bicycle 
and pedestrian access while accommodating the existing and proposed service uses. 

The project will include BlueBike stations to either side of the plaza - a new station in 
front of 125 Broadway on the west side and a relocated station to the south side of 
250 Binnney on the east side. There is also short-term bicycle parking provided at the 
adjacent buildings, including bike racks at the southern end of the plaza at the 121 
Broadway building. 

The plaza has been designed around the required intake and exhaust ventilation 
structures, access and loading structure and access hatch for the substation. The 
structures are all designed to protect the substation from potential flooding. The plaza 
structures will also include public restrooms and utility rooms as required for the park 
program. Provisions have been included for a temporary retail kiosk.
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1.1 PROJECT OVERVIEW
1.1.2 PROJECT CONTEXT AERIAL AT PROJECT COMPLETION
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1.1 PROJECT OVERVIEW
1.1.3 PROJECT CONTEXT PLAN PRIOR TO DEMOLITION OF BLUE GARAGE
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1.2.1 PROJECT CONTEXT- OPEN SPACE NETWORK

1.2  EXISTING SITE CONDITIONS AND CONTEXT PHOTOGRAPHS
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The MXD Project replaces the former Blue Garage. A 5 story 

parking structure, and a two story office building at 250 Binney 

Street

1.2.2 PROJECT CONTEXT- EXISTING GARAGE

1.2  EXISTING SITE CONDITIONS AND CONTEXT PHOTOGRAPHS
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Three new buildings will add commercial space and residential 

uses to the Kendall Square area with the Center Plaza, over 

the substation, providing open space and amenities to the 

surrounding buildings and the neighborhood.

1.2.3 PROJECT CONTEXT- PROPOSED DEVELOPMENT

1.2  EXISTING SITE CONDITIONS AND CONTEXT PHOTOGRAPHS
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1.2 EXISTING SITE CONDITIONS AND CONTEXT PHOTOGRAPHS
1.2.4 SITE PHOTOS

125 BROAD ST ENTRANCE

EAST-WEST CONNECTOR AT 145 BROADWAYEAST-WEST CONNECTOR AT 300 BINNEY

VAULT ROOF
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1.3  EXISTING SITE CONSTRAINTS
1.3.1.1         EVERSOURCE SUBSTATION CONSTRAINSTS - OVERVIEW
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1.3 EXISTING SITE CONSTRAINTS
1.3.1.1 EVERSOURCE SUBSTATION CONSTRAINTS- OVERVIEW
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1.3  EXISTING SITE CONSTRAINTS
1.3.1.2 EVERSOURCE SUBSTATION CONSTRAINTS- ELECTRICAL DISTRIBUTION 
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A new electrical substation will add 515 - kilovolt (kV) 

underground transmission capacity to the electricity system 

of Cambridge providing a more resilient energy infrastructure 

system. The substation is approximately 115’ deep under the 

Center Plaza and includes three floors of electrical equipment.

Building the substation underground enables the creation of 

open space but requires a range of structures within the park 

to service the station below.  These structures include two 

ventilation towers, a large hatch for delivery of replacement 

equipment, a service elevator and two stairways. Transmission 

lines connect the substation from Broadway and distribution lines 

connect the substation from Binney Street.

5959REVISED DESIGN REVIEW SUBMISSION  NOVEMBER 12, 2024 59



3
6

 F
T

4
6

 F
T

3
5

.5
 F

T

AIR INTAKE

AIR EXHAUST

WARM AIR
EXHAUST 
CLOSEST TO
COMMERCIAL 

AIR INTAKE 
CLOSEST TO 
RESIDENTIAL 
WITH OPERABLE 
WINDOWS

1.4M cf/m

1.4M cf/m

The substation is air-cooled requiring continuous air flow through 

the facility to cool the electrical equipment.  The air intake 

structure is located on the south edge of the plaza adjacent to 

the residential building at 121 Broadway.  The intake structure 

was located here to avoid impacting the residents.  The air intake 

structure receives air from the sides of the intake building through 

louvered panels.

The air exhaust structure is located on the north side of the 

plaza, adjacent to the commercial building at 290 Binney Street.  

This commercial building will be mechanically ventilated so that 

any warm air leaving the substation will have minimal effect on 

commercial users.  The ventilation structure is designed to force 

exhaust air upwards to reduce any impacts on park users.

These impacts were analyzed in detail and presented 
to City Staff with an overall Environmental Comfort 
Assessment in July 2022 as required by the Special 
Permit.

1.3  EXISTING SITE CONSTRAINTS
1.3.1 EVERSOURCE SUBSTATION CONSTRAINTS- SUBSTATION VENTILATION AND AIR 

INTAKE AND EXHAUST SIZE
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These impacts were analyzed in detail and presented 
to City Staff with an overall Environmental Comfort 
Assessment in July 2022 as required by the Special 
Permit.

1.3  EXISTING SITE CONSTRAINTS
1.3.1 EVERSOURCE SUBSTATION CONSTRAINTS- NOISE MITIGATION 
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The strategy to reduce noise impact from the substation on the 

plaza consists of using lower-noise mechanical equipment and 

installing sound baffles in the both of the air shafts.

  

6161REVISED DESIGN REVIEW SUBMISSION  NOVEMBER 12, 2024 61



1.3  EXISTING SITE CONSTRAINTS
1.3.1 EVERSOURCE SUBSTATION CONSTRAINTS- SERVING AND LOADING AND 

EMERGENCY ACCESS AND EGRESS
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The substation has two emergency access and egress points 

at the surface, both located along the west service drive. The 

first stair is located adjacent to the elevator volume near 121 

Broadway, while the second stair is located on the edge of the 

exhaust structure adjacent to 290 Binney Street.

Servicing of the below-grade substation is achieved with a 

service elevator and loading dock on the west service drive and 

a loading hatch on the east service drive. The loading hatch 

will be used infrequently and only for major replacement of 

equipment.
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SubstationOutside

NO TREES OVER THE VAULT

To prevent root penetration and possible water damage, trees 

can not be located on top of the substation vault. Trees will be  

planted where viable on the west and east edges of the plaza 

along the west and east service drives.

 Vegetation in the plaza will be limited to grass and shrubs in 

elevated planters.

1.3  EXISTING SITE CONSTRAINTS
1.3.1 EVERSOURCE SUBSTATION CONSTRAINTS- TREE RESTRICTION 
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Substation
Opening

Flood 
Protection
Datum

25.5 FT

25.5 FT

25.5 FT

OPENINGS ABOVE 
THE FLOOD DATUM

All openings to the below grade substation are designed at the 

required Flood Protection Datum of 25.5’ which is approximately 

two feet higher than anticipated flood levels for the 500 year 

storm for 2070.

1.3  EXISTING SITE CONSTRAINTS
1.3.1 EVERSOURCE SUBSTATION CONSTRAINTS- FLOOD PROTECTION DATUM 
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1.3.2.1 SUN/SHADE STUDY
1.3.2 CONTEXTUAL ENVIRONMENTAL CONDITIONS
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1.3.2.2 OUTDOOR COMFORT STUDY
1.3.2 CONTEXTUAL ENVIRONMENTAL CONDITIONS

COMFORT FOR SITTING

COMFORT FOR STANDING
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Phase I. Open Space
Phase I. Enhanced OS.

Phase II. Enhanced OS.
Phase II. Rooftop  OS.

Phase III and IV. Open Space
Phase IV. Enhanced OS.

145 Broadway (COMPLETE)
Commercial Building A
Phase I
(Parcel 2)

121 Broadway

125 Broadway

145 Broadway

105 Broadway

115 Broadway

250 Binney

290 Binney

300 Binney

325 Main (COMPLETE)
Commercial Building B
Phase II

290 Binney, 121 Broadway 
(UNDER CONSTRUCTION)
Commercial Building C 
Residential Building South 

250 Binney (FUTURE PHASE)
Commercial Building D
Center Plaza
(Parcel 2)

PARCEL 2 TRACT
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PHASE 4

PHASE 4

PHASE 4

PHASE 3.

 Daniel Lewin Park Tract IVA and IVB (Parcel 3) 
Rooftop connector terraces area in the ASD 
(Parcel 4) not represented in this graphic

1.4 OPEN SPACE COVENANTS
1.4.1 DESIGN REVIEW OPEN SPACE (BY PHASE ACCOUNTING)
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***Note Residential Building South middle income of 20,000 SF is classified as exempt, as is bicycle parking of 6,878 SF in Commercial Building D

Retail

COMMERCIAL GFA 0 420,607 365,015 785,622

DEVELOPMENT PROGRAM SUMMARY BY USE (GFA)

Residential Building South Commercial Building C Commercial Building D TOTAL

RESIDENTIAL GFA*** 403,789 0 0 403,789

RETAIL/ACTIVE USE GFA*** 1,500 4,726 6,878 13,104

**Note Commercial Building D Commercial GFA provided net of 62,576 of existing GFA

PARCEL 2 OPEN SPACE CALCULATION SUMMARY

Residential Building South Commercial Building C Commercial Building D TOTAL OS

TOTAL NET NEW GFA 405,289 425,333 365,015 1,195,637

*Note GFA as defined in Article 2.0 of the Cambridge Zoning Ordinance

PROVIDED 9,125 8,984 14,968 623 33,700

REQUIRED 32,303 33,649 29,201 623 95,775

*Required values calculated according to 8SF per 100SF of GFA for Office and Biotechnology Uses and Multifamily Residential Uses
**Required values calculated according to 10SF per 100SF of GFA for Retail and Consumer Service Uses

OPEN SPACE AREAS (PARCEL 2)

(SE) EW CONNECTOR PHASE 4 6,866

VARIANCE -23,178 -24,665 -14,233 0 -62,075

SUBTOTAL 41,485

ENHANCED OPEN SPACE AREAS (OUTSIDE OF PARCEL 2)

DANIEL LEWIN PARK (IVA) PHASE 3 4,955

CENTER PLAZA PHASE 4 28,272

ENHANCED OS AREAS PHASE 4 6,347

SUBTOTAL 19,297

DANIEL LEWIN PARK (IVB) PHASE 3 5,297

SUBTOTAL 10,252

EXCESS ENHANCED OPEN SPACE AREAS (OUTSIDE OF PARCEL 2)

TOTAL PROVIDED 33,700+41,485+10,252+19,297 104,734

6TH STREET CONNECTOR PHASE 1 (145 BROADWAY) 19,297

VARIANCE (OPEN SPACE OVER REQUIRED) 8,959

KENDALL SQUARE ROOFTOP GARDEN PHASE 2 (325 MAIN STREET)

ADDITIONAL EXCESS ENHANCED OPEN SPACE AREAS (OUTSIDE OF PARCEL 2)

ENHANCED PLAZA AREA PHASE 2 (325 MAIN STREET) 2,562

TOTAL EXCESS OPEN SPACE 39,777

25,340

ROOFTOP CONNECTOR TERRACES PHASE 2 (325 MAIN STREET) 2,916

SUB TOTAL 30,818

1.4 OPEN SPACE COVENANTS
1.4.2 DESIGN REVIEW OPEN SPACE SUMMARY
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1.4 OPEN SPACE COVENANTS
1.4.3 DESIGN REVIEW OPEN SPACE CHANGES

EXISTING MXD PARCEL AREAS & OPEN SPACE AMENDMENT 2 OPEN SPACE DESIGN REVIEW OPEN SPACE 2024/03
EXISTING MXD DEVELOPABLE PARCEL AREA P EXISTING MXD DEVELOPABLE PARCEL AREA P EXISTING MXD DEVELOPABLE PARCEL AREA P

P2 445 825 P2 445 825 P2 445 825
P3 229 558 P3 229 558 P3 229 558
P4 257 824 P4 257 824 P4 257 824

LOUGHREY WALKWAY WITHIN MXD 19 569 LOUGHREY WALKWAY WITHIN MXD 19 569 LOUGHREY WALKWAY WITHIN MXD 19 569
GRAND JUNCTION  BINNEY ST PARK 77 361 GRAND JUNCTION  BINNEY ST PARK 77 361 GRAND JUNCTION  BINNEY ST PARK 77 361

TOTAL EXISTING MXD AREA SF 1 010 596 TOTAL EXISTING MXD AREA SF 1 010 596 TOTAL EXISTING MXD AREA SF 1 010 596

EXISTING OPEN SPACE OS  TOTALS PROPOSED OPEN SPACE OS  TOTALS PROPOSED OPEN SPACE OS  TOTALS

P2 148 825 P2 151 590 P2 155 186
P3 77 429 P3 73 456 P3 73 456
P4 141 247 P4 141 247 P4 141 247

LOUGHREY WALKWAY WITHIN MXD 19 569 LOUGHREY WALKWAY WITHIN MXD 19 569 LOUGHREY WALKWAY WITHIN MXD 19 569
GRAND JUNCTION  BINNEY ST PARK 77 361 GRAND JUNCTION  BINNEY ST PARK 77 361 GRAND JUNCTION  BINNEY ST PARK 77 361

TOTAL EXISTING MXD OS SF 462 021 TOTAL EXISTING MXD OS SF 463 223 TOTAL EXISTING MXD OS SF 468 115

        EXISTING OPEN SPACE OS  TOTALS                                                                                                    PROPOSED  OPEN SPACE OS  TOTALS PROPOSED  OPEN SPACE OS  TOTALS

BROADWAY PARK BLUE GARAGE 13 970 BROADWAY PARK BLUE GARAGE 13 970 BROADWAY PARK BLUE GARAGE 13 970
BINNEY PARK BLUE GARAGE 7 815 BINNEY PARK BLUE GARAGE 7 815 BINNEY PARK BLUE GARAGE 7 815

KENDALL S UARE ROOFTOP GARDEN ASD 25 340 P2 ENHANCED OPEN SPACE 82 011 P2 ENHANCED OPEN SPACE 120 448
KENDALL PLAZA ASD 14 372 KENDALL S UARE ROOFTOP GARDEN ASD 25 340 KENDALL S UARE ROOFTOP GARDEN ASD 25 340

GALAXY PARK ASD 18 664 ROOFTOP CONNECTOR TERRACES ASD 2 916 ROOFTOP CONNECTOR TERRACES ASD 2 916
75 AMES ST OPEN SPACE ASD 6 867 KENDALL PLAZA ASD 14 372 KENDALL PLAZA ASD 14 372

DANIEL LEWIN PARK CENTER ONLY ASD 5 297 GALAXY PARK ASD 18 664 GALAXY PARK ASD 18 664
DANIEL LEWIN PARK WEST 4 955 75 AMES ST OPEN SPACE ASD 6 867 75 AMES ST OPEN SPACE ASD 6 867
DANIEL LEWIN PARK EAST 7 341 DANIEL LEWIN PARK CENTER ONLY  IVA ASD 5 297 DANIEL LEWIN PARK CENTER ONLY  IVA ASD 5 297

ORIGINAL BROAD OPEN SPACE 7CC 5 022 DANIEL LEWIN PARK WEST  IVB 4 955 DANIEL LEWIN PARK WEST  IVB 4 955
WHITEHEAD PLAZA 10 930 DANIEL LEWIN PARK EAST 7 341 DANIEL LEWIN PARK EAST 7 341

GRAND JUNCTION 27 300 ORIGINAL BROAD OPEN SPACE 7CC 5 022 ORIGINAL BROAD OPEN SPACE 7CC 5 022
BINNEY STREET PARK 50 061 WHITEHEAD PLAZA 10 930 WHITEHEAD PLAZA 10 930

LOUGHREY WALKWAY WITHIN MXD 19 569 GRAND JUNCTION 27 300 GRAND JUNCTION 27 300
LOUGHREY WALKWAY OUTSIDE OF MXD 19 790 BINNEY STREET PARK 50 061 BINNEY STREET PARK 50 061

LOUGHREY WALKWAY WITHIN MXD 19 569 LOUGHREY WALKWAY WITHIN MXD 19 569
TOTAL EXISTING PUBLIC OS SF 237 293 LOUGHREY WALKWAY OUTSIDE OF MXD 19 790 LOUGHREY WALKWAY OUTSIDE OF MXD 19 790

TOTAL PROPOSED PUBLIC OS SF 300 435 TOTAL PROPOSED PUBLIC OS SF 338 872

RE UIRED RE UIRED RE UIRED
100K 100K 100K

100,000 SF 100,000 SF 100,000 SF

15  OF TOTAL M D AREA 15  OF TOTAL M D AREA 15  OF TOTAL M D AREA

151,5 5 SF 151,5 9 SF 151,5 9 SF

AMES STREET DISTRICT* AMES STREET DISTRICT* AMES STREET DISTRICT*

53,000 SF 53,000 SF 53,000 SF

Total enhanced open space also includes enhancements to Daniel Lewin Park Tract IVA and IVB. Rooftop 
connector terraces area in the ASD were revised, accounting for final design and areas associated with the 
MBTA headhouse and rooftop connector terraces ad acent to the 325M pro ect approaching completion. 
Parcel 2 enhanced open space remains unchanged.

237 293 300 435

70 540

463 223

73 456 73 456

TOTAL PROPOSED  PUBLIC OPEN SPACE

TOTAL PROPOSED  OPEN SPACE

REQUIRED OPEN SPACE VS. PROVIDED OPEN SPACE REQUIRED OPEN SPACE VS. PROVIDED OPEN SPACE REQUIRED OPEN SPACE VS. PROVIDED OPEN SPACE

462 021

OPEN SPACE

TOTAL PROPOSED  PUBLIC OPEN SPACE

TOTAL PROPOSED  OPEN SPACE

OPEN SPACE

338 872

468 115

PROVIDED PROVIDEDPROVIDED
TOTAL E ISTING PUBLIC OPEN SPACE

TOTAL E ISTING  OPEN SPACE
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1.5  MEETINGS TO DATE AND OUTREACH

CENTER PLAZA DESIGN

REVISED DESIGN REVIEW SUBMISSION OCTOBER 4, 2024

KEY TAKEAWAYS:
-People want to a place and reason to gather 
-Greenery and Sustainability is a high priority 
-People want to feel enclosed 
-The Beacon is least compelling area

CRA RECOMMENDATIONS:
-Create a unique and less formal identity for plaza 
-Create Robust, year-round programming, with a focus on affordable food and sports/lawn games 
-Return to urban wild: more robust and varied greenery 
-More coverage in exposed areas/desire lines 

PUBLIC GOALS: (10/18/2022)
-Create a robust, year round programming with focus on affordable food & sports
-Create a unique and less formal identity for the plaza
-Return to the urban wild; add more real and varied greenery
-More coverage in the exposed area/desire lines

CRA/CDD FEEDBACK
MEETINGS:
12/07/2022
02/02/2023
05/25/2023
06/05/2023
06/08/2023
07/13/2023
10/04/2023
10/25/2023

KEY TAKEAWAYS:
-Additional trees and landscaping is desired 
-Less pavement, more lawn space 
-Approaches to plaza from streets need to feel inviting & open to the public
-There should be flexibility for community programming
-Grass is preferred over turf 
-Bollards should be placed to protect pedestrians from traffic
-Power/USB outlets in seating areas should be provided 
-Desire for increased bench area, benches with backs are preferred
-Blue bike locations should be shown and coordinated with plaza design
-Softer shapes preferred
-Over-reliance on programming
-Retail at exhaust not recommended
-Consider desire lines
-Bathrooms appreciated

PUBLIC FEEDBACK COLLECTED BY CRA:
MEETINGS:
ECPT-07/14/2023
Washington Elms Game Nights (5)
Proto Tabeling 07/11/2023
Online Survey (106 responses)
Public Meeting 08/09/2023
10/18/2022
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1.5 MEETINGS TO DATE AND OUTREACH
1.5.1 COMMENTS AND FEEDBACK FROM 10/18/22 PUBLIC MEETING

PUBLIC COMMENTS / FEEDBACK

Firepits
Live Music 
Heaters
Tables Under Canopy
Exhaust + Hatch Combined Pavilion
Green Wall at Elevator 
Swings
Green Trellis Canopy
Retail at Exhaust
Wood Seating
Lawn
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1.5 MEETINGS TO DATE AND OUTREACH
1.5.1 COMMENTS AND FEEDBACK FROM 10/18/22 PUBLIC MEETING
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1.6  COMMENT MATRIX
1.6.1           PAGE 1
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1.6  COMMENT MATRIX
1.6.2           PAGE 2
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1.6  COMMENT MATRIX
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