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m
MXD SUBSTATION DEVELOPMENT OPEN HOUSE

JUNE 25, 2020
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MEETING PARTICIPATION

• VIA ZOOM

• Raise Hand, wait to be called on, and the host will 

unmute you.

Q&A Window, type a question into the Q&A pop-up. 

• VIA EMAIL 

• Email planning@cambridgeredevelopment.org and your 

question will be sent to the host.

• VIA PHONE

• Call 617-492-6800 and your question will be sent to the host 

OR email planning@cambridgeredevelopment.org and ask 

to be unmuted on Zoom.

mailto:planning@cambridgeredevelopment.org
mailto:planning@cambridgeredevelopment.org
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AGENDA

• Big Picture

• Eversource And Substation 

• Development Concept

• Site Design & Massing

• Next Steps
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BIG PICTURE
• Relocation & Project Background

• General Uses On The Site
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HOW WE GOT HERE? – CURRENT TIMELINE
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NORTH PARCEL – BLUE GARAGE SITE

Kendall Square Urban 

Renewal Plan / MXD

- 2015 Approval

- Infill Development 

Concept Plan          

(Special Permit #PB-315)

- Approx. one million SF 

(60/40 office/housing)

- Two commercial buildings

- Two residential buildings
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NORTH PARCEL – BLUE GARAGE SITE

IDCP Amendment 2019

- Relocated commercial to 

325 Main St.

- Residential buildings 

bookend blue garage

- Akamai HQ opened

- Google expansion under 

construction

- 135 Residential tower 

under design review in 

2019
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NORTH PARCEL – BLUE GARAGE SITE

Current MXD Design

- Akamai 250 ft

- 135 Broadway Residential 

Tower 350 ft

- 325 Main and MIT SOMA 

offices 250 ft

- IDCP @ 

www.cambridgeredevelop

ment.org/ksq-key-

documents
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FULKERSON EVERSOURCE SITE

135 Fulkerson – ML# 32-52

- Housing project approved 

in 2016

- 40 Housing Units

- SP #PB-313

- Purchased in 2017
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FULKERSON EVERSOURCE SITE

Proximity Concerns

- Elementary School

- Public Park

- Residential neighborhood
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BINNEY STREET PARK SITE (AKA PORKCHOP PARK)

‘Porkchop’ Parcel

- Transferred by CRA to City 

for open space

- Approx. one acre

- Closer to commercial 

activity

- Significant open space 

contribution for MXD

- Infrastructure –

Stormwater, Steam, 

Telecommunication cables

- Awkward shape



Cambridge Redevelopment Authority  |  12

NORTH PARCEL – BLUE GARAGE SITE

Blue Garage

- Within the Kendall Square 

Urban Renewal Plan area

- Built in 1990

- Owned by Boston 

Properties

- Capacity for 1,136 cars 

and 100 bikes

- Served by two access 

roadways
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NORTH PARCEL – BLUE GARAGE SITE

Blue Garage

- Identified by BXP as 

potential substation site

- Eversource began 

technical review in late 

2019

- Parcel contains two small 

private open spaces

- Existing parking 

commitments

- Planned location for 

residential commitment
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NORTH PARCEL – BLUE GARAGE SITE
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EVERSOURCE AND SUBSTATION
• Cambridge Electric Supply

• Load Forecast

• The Regulatory Process
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CAMBRIDGE ELECTRIC SUPPLY 
Existing System Today And With Proposed Station

Existing System in Cambridge
• Linear system served by a pair of underground cables.
• Certain cable contingencies result in the loss of more than half 

of customer load in Cambridge
• Energy Efficiency and distributed resources are not sufficient to 

maintain service.
• Current substations serving Cambridge at or near capacity.

Putnam

East

Cambridge
North 

Cambridge
Kendal

Generation

Putnam 
East 

Cambridge 

North 

Cambridge
Kendall  

Generation

Brighton

Mystic
Somerville

Proposed 

Station

A New 115 / 14kV Substation:
• Addresses the immediate need to accommodate 

load growth present in E. Cambridge. 

• Enhances the entire grid serving all of 
Cambridge by providing robust system 
redundancy.

• Reduces risk of overloaded equipment at 
distribution substations throughout the grid, 
improving system operational efficiencies.

• Facilitates delivery of clean generation 
resources by upgrading the transmission and 
distribution networks throughout Cambridge.



Cambridge Redevelopment Authority  |  17

LOAD FORECAST 
2020 - 2029

East Cambridge load is forecasted to have a Compound Annual Growth Rate (CAGR) of 4.1%
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THE REGULATORY PROCESS 
Opportunities to Participate

Preliminary site discussions and rezoning efforts

• Working with the community, CRA and City of 
Cambridge on location, overall goals for the project

• Socialization of early, broad design concepts

In parallel, working to develop optimal transmission line routes

• Engaging stakeholders, including city officials, for 
development of transmission line routes

• Later this summer, community engagement on possible 
routing options

Regulatory filing with EFSB 

• Anticipated filing Spring 2021

• 18-24 month process involving:

o public comment hearings

o ability to participate in the regulatory proceedings 
as an intervenor or limited participant

o Project considered on its merits to serve the 
public good

• Final decision anticipated Q4 2022 or Q1 2023

Other permits as required
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EVERSOURCE AND SUBSTATION

Public Discussion
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DEVELOPMENT CONCEPT
• Current MXD IDCP (Approved 2019)

• Proposed MXD IDCP (Proposed 2020)

• Section Diagrams – Program Distribution

• Area Summary
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TOTAL CURRENT/APPROVED MXD VS PROPOSED

Current IDCP - Approved 2019

New District Aggregate GFA – 4,273,000 GFA

Allowable Commercial GFA – 2,083,547 GFA

Allowable Residential GFA - 600,000 GFA

IDCP Amendment - Proposed April 2020

New District Aggregate GFA – 5,073,000 GFA

Commercial GFA – 2,883,547 GFA

Residential GFA - 600,000 GFA
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AREA SUMMARY – PROPOSED AMENDMENT APRIL 2020

Eversource/BxP Masterplan Massing 

Proposed 2020

Total Areas (approx.)

Residential – +/- 420,000 SF 

Commercial – +/- 800,000 SF

Excluded (approx.)

Substation – +/- 90,000 SF
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RESIDENTIAL PROGRAM SUMMARY

Current IDCP - Approved 2019
Two Phases – up to 425 units

Phase 1 - 350,000 GFA / 355 units

(only 200,000 GFA required under 
zoning)

Phase 2 - 70,000 GFA / 70 units

Inclusionary Housing

20% of GFA - Affordable

5% of GFA - Middle Income

Family Units

5% of GFA - 3-Bedroom units

Condo Units - 20% of GFA

Proposed Program
Inclusionary Housing: No Change

Family Units: No Change

Unit Type: All rental

Unit Count: Approximately 500

Delivery: Phase 1

Phase 1 Phase 2

ROOF OF LAST 
OCCUPIED 

FLOOR AT 350’
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NORTH PARCEL – BLUE GARAGE SITE

Existing Condition

- 1,100 space garage

- Akamai and Biogen 

buildings in background
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NORTH PARCEL – BLUE GARAGE SITE

IDCP Housing site

- 135 Broadway tower

- 350’ top occupied floor

- Binney Street

- 170’ top occupied floor

- Top of garage for limited 

open space and solar

ROOF OF LAST 
OCCUPIED 

FLOOR AT 350’
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NORTH PARCEL – BLUE GARAGE SITE

Eversource/BxP Proposal

- All parking underground
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NORTH PARCEL – BLUE GARAGE SITE

Eversource/BxP Proposal

- All parking underground

- Substation in center

- 400’ residential tower at 135 

Broadway

- Second commercial 

building in MXD 

(likely also Parcel 2)

ROOF OF LAST 
OCCUPIED 

FLOOR AT 400’
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NORTH PARCEL – BLUE GARAGE SITE

Eversource/BxP Proposal

- All parking underground 

(also under 14CC site)

- Below Grade Substation in 

center

- 400’ residential tower at 135 

Broadway

- Second commercial 

building in MXD 

(14CC Site)

EXTENT OF ABOVE GRADE ELEMENTS 
REQUIRED FOR BELOW GRADE SUBSTATION 

TO BE DETERMINED.

ROOF OF LAST 
OCCUPIED 

FLOOR AT 400’
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DEVELOPMENT CONCEPT

Public Discussion
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SITE DESIGN & MASSING
• Vision

• Connectivity & Open Space

• Massing Principles

• Experience
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VISION
Create a Wonderful Place Where:

The Community can 

Flourish

All Feel Welcome and 

Included

Sustainability, Resiliency, 

and Wellness Inform the 

Design

Diverse Urban Forms 

Create a Varied and 

Beautiful City Scape

The Design Enriches and 

Activates The Public Realm

People, Bikes, and Cars 

Share the Urban Space

Thresholds and Framed 

Views Enrich the 

Experience

A Vibrant Central Space 

Creates a Heart and Connects 

to the Neighborhood
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CONNECTIVITY AND OPEN SPACE
Reinforce the Urban Fabric

Wellington Harrington 

Neighborhood

Porkchop 

Park

East Cambridge 

Neighborhood

Danny 

Lewin 

Park

Kendall 

Square

Volpe Site

MIT

Open Up 

the Center 

of the Site
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CONNECTIVITY AND OPEN SPACE
Opportunity to Connect the Urban Fabric

N
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CONNECTIVITY AND OPEN SPACE
Existing Open Space - +/- 22K SF at Blue Garage Site

N
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CONNECTIVITY AND OPEN SPACE
New Open Space - +/- 56K SF

N
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CONNECTIVITY AND OPEN SPACE
New Site Circulation and Connectivity

N
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MASSING PRINCIPLES
Existing Proposed MXD IDCP – Approved 2019
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MASSING PRINCIPLES
Proposed MXD IDCP Amendment - 2020
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MASSING PRINCIPLES
Relocating Substation Below Grade
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MASSING PRINCIPLES
Residential and Commercial Program Distribution
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MASSING PRINCIPLES
Lower Level Terraces to Activate the Public Realm
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MASSING PRINCIPLES
Higher West Parcel with Smaller Floor Plate
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MASSING PRINCIPLES
Lower East Parcel with Larger Floor Plates
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MASSING PRINCIPLES
Angled Form For Improved Connectivity
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MASSING PRINCIPLES
Angled Form For Improved Connectivity
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MASSING PRINCIPLES
Angled Form For Improved Connectivity
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MASSING PRINCIPLES
Site Alignment - Tower Placement



Cambridge Redevelopment Authority  |  48

MASSING PRINCIPLES
Site Alignment - Tower Placement
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MASSING PRINCIPLES
Undercut Residential Form For Enhanced Public Connectivity
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MASSING PRINCIPLES
Undercut Residential Form For Enhanced Public Connectivity
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MASSING PRINCIPLES
Site Connectivity – North and South
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MASSING PRINCIPLES
Site Connectivity – East and West
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MASSING PRINCIPLES
Site Connectivity – All Directions
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MASSING PRINCIPLES
Articulated Building Form to Avoid Monolithic Massings



Cambridge Redevelopment Authority  |  55

MASSING PRINCIPLES
Articulated Building Form to Avoid Monolithic Massings
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MASSING PRINCIPLES
Varied Building Height to Create a Diverse Urban Form
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MASSING PRINCIPLES
Varied Building Height to Create a Diverse Urban Form
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MASSING PRINCIPLES
North Parcel – Site Connectivity and Forces

N
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EXPERIENCE
Broadway Street Front from the Danny Lewin Park

1

2

3

145 BROADWAY

RESIDENTIAL BUILDING

DANNY LEWIN PARK

1

2

3
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EXPERIENCE
The Park from the Southeast

1

2

3

WEST COMMERCIAL BUILDING

RESIDENTIAL BUILDING

THE PARK

1

2

3
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1

2

3

RESIDENTIAL BUILDING

VOLPE TO PORKCHOP PARK CONNECTOR

THE PARK

1

2

3

EXPERIENCE
The Park from the Southeast, Volpe to Porkchop Connector
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EXPERIENCE
The Park from the Northwest, Second Level Terrace

1

2

3

RESIDENTIAL BUILDING

THE PARK

SECOND LEVEL TERRACE 
OVERLOOKING THE PARK

3

2

1
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1

2

3

EAST COMMERCIAL BUILDING

BINNEY STREET

6TH STREET CONNECTOR

3

2

1

EXPERIENCE
Commercial Buildings from the Northeast
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VISION
Create a Wonderful Place Where:

The Community can 

Flourish

All Feel Welcome and 

Included

Sustainability, Resiliency, 

and Wellness Inform the 

Design

Diverse Urban Forms 

Create a Varied and 

Beautiful City Scape

The Design Enriches and 

Activates The Public Realm

People, Bikes, and Cars 

Share the Urban Space

Thresholds and Framed 

Views Enrich the 

Experience

A Vibrant Central Space 

Creates a Heart and Connects 

to the Neighborhood



Cambridge Redevelopment Authority  |  65

SITE DESIGN & MASSING

Public Discussion
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NEXT STEPS
- MXD ZONING PETITION

- AMEND KENDALL SQUARE URBAN RENEWAL PLAN

- MEPA FOR KSURP

- SUBSTATION SITE REVIEW



Cambridge Redevelopment Authority  |  67

KSURP / MXD REGULATORY ENTITLEMENT STEPS
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ARTICLE 14 - MXD ZONING AMENDMENT

Key Points

- GFA Cap – Increase commercial GFA cap by 800,000 SF if the substation is relocated.

- Housing – Require all multi-family housing be delivered with the first commercial building. 

Remove the 20% condo requirement, but maintain all affordability requirements.

- GFA Exemptions – Exempt substation GFA and Educational, Training, Community Health 

facilities under 20,000 SF if intended for public use.

- Height Limit – Increase residential height limit to 400’ and all commercial to 250’.

- Parking – Reduce the residential parking requirement to .25. Allow design modifications on 

bike parking dimensions for buildings over 350,000 SF, if the project provides 10% more 

racks than required and 20% of the racks meet the existing dimensional standards.
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COMMUNITY OUTREACH – PAST & UPCOMING

• CITY COUNCIL HEARING - MARCH 2nd

• ECPT & CCTV PUBLIC MEETING – APRIL 7th

• COURBANIZE SITE – LAUNCHED APRIL 8th (ongoing)

• CRA BOARD MEETING – APRIL 15th

• CRA BOARD MEETING – MAY 20th

• CRA BOARD MEETING – JUNE 17th

• VIRTUAL OPEN HOUSE – JUNE 25th

• ZOOM OPEN OFFICE HOURS – JULY 1st - 2:30pm – 4:00pm

• CRA BOARD MEETING– JULY 15th
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SOME OF WHAT WE’VE HEARD

“Let’s rethink the amount parking, please. This is 

a transit-rich area and Boston Properties 

shouldn’t be subsidizing drivers at the expense 

of the planet.” Paul F (5 up-votes)

“The existing green space is design to hide a 

parking garage. The new open space should 

support street-facing retail and restaurant uses. 

Don’t retain the existing configuration just 

because it exists now.” Kelley B (2 up-votes)

"Looks like it will be surrounded by bldgs. How 

will it be made visible/inviting to the community?"

Sandy M

"I'm looking forward to this project. I strongly support the 

changes to the residential phasing and am excited to welcome 

500 new neighbors. I would be interested in hearing proposals 

for a taller or additional residential building, beyond what is 

currently proposed.”  Pawel L - (1 up-vote)

“Local businesses that will sustain after-

hour use. Less coffee shops and banks.” 

Joe R (1 up-votes)
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SOME OF WHAT WE’VE HEARD

New open space will be created. What type of active recreation 

would you like to see? 
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GET UPDATES & PROVIDE COMMENTS

Visit mxdsub.site

Subscribe for Updates 

Text YES to follow

(781) 230-6307
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