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PROJECT ORIGINS
MXD Substation Development (Blue Garage)

- Originally permitted for 40 
housing units

- Purchased by Eversource in 2017

- City Manager called for 
developer proposals to 
accommodate the substation 
elsewhere



PROJECT ORIGINS
MXD Substation Development (Blue Garage)

Proximity Concerns

- Elementary School

- Public Park

- Residential neighborhood



PROJECT ORIGINS
MXD Substation Development (Blue Garage)

Blue Garage

- Within the Kendall Square Urban 
Renewal Plan area

- Built in 1990

- Capacity for 1,136 cars and 100 
bikes

- Served by two access roadways



PROJECT ORIGINS
MXD Substation Development (Blue Garage)

Blue Garage

- Identified as BXP 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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TYPOLOGY STUDY: SHADOW
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TYPOLOGY STUDY: FAÇADE AREA
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TYPOLOGY STUDY: STRUCTURAL EFFICIENCY
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TYPOLOGY STUDY: BROADWAY APPROACH
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TYPOLOGY STUDY: EAST‐WEST CONNECTOR
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TYPOLOGY STUDY: DESIGN STUDIES



85’ TALL PODIUM

9’ SETBACK (15’ @ AMENITY)

10’ SETBACK @ MEP P.H.

BASELINE MASSING VARIATION 1

VARIATION 2

VARIATION 3



BASELINE MASSING VARIATION 1

VARIATION 2

VARIATION 3



BASELINE MASSING: GROUND FLOOR PLAN
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BASELINE MASSING

MAX 100’ LONG FACADE
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BXP Central 
Open Space
CRA Open House 
March 31, 2021
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01
Site Analysis

Context, Constraints, 
and Opportunities
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MXD Rezoning

BROADW
AY

LEGEND

DESIGNATION AND APPROXIMATE LOCATION
OF TEST BORING DRILLED BY GEOLOGIC-
EARTH EXPLORATION, INC. BETWEEN 14
SEPTEMBER AND 6 OCTOBER 2016

DESIGNATION AND APPROXIMATE LOCATION
OF TEST BORING DRILLED BY CARR-DEE CORP.
IN MARCH 1987.

DESIGNATION AND APPROXIMATE LOCATION
OF TEST BORING DRILLED BY SOIL
EXPLORATION CORP. BETWEEN 21 AND 25
APRIL 1983

DESIGNATION AND APPROXIMATE LOCATION
OF TEST BORING DRILLED BY B&K DRILLING
BETWEEN OCTOBER AND NOVEMBER 1977.

DESIGNATION AND APPROXIMATE LOCATION
OF TEST BORING DRILLED BY NEW ENGLAND
DIVISION, CORPS OF ENGINEERS ON 20
NOVEMBER 1964 FOR N.A.S.A ELECTRONICS
RESEARCH CENTER

INDICATES OBSERVATION WELL INSTALLED IN
COMPLETED BOREHOLE

NOTES

1. BASE PLAN WAS PREPARED FROM PLAN
ENTITLED “ALTA/NSPS LAND TITLE
SURVEY, SV-2”, DATED
1 AUGUST 2016 AND PREPARED BY VHB, INC.

2. ELEVATIONS ARE IN FEET AND REFERENCE CAMBRIDGE
CITY BASE (CCB) DATUM.

3. LOCATIONS OF TEST BORINGS ARE APPROXIMATE AND
WERE OBTAINED BY HALEY & ALDRICH, INC. BY TAPING
TO EXISTING SITE FEATURES AT THE TIME THE
EXPLORATION WAS CONDUCTED.

4. LOCATION OF 145 BROADWAY SLURRY WALL OBTAINED
FROM 145 BROADWAY LEVEL B5 STRUCTURAL PLAN,
DATED 12 OCTOBER 2016 AND PROVIDED BY
MAGNUSSON KLEMENCIC ASSOCIATES.

J:
\G

R
AP

H
IC

S\
13

30
33

\1
33

03
3-

00
2-

B0
02

.D
W

G
ER

VI
N

, D
AY

N
A

B0
02

2/
25

/2
02

0 
10

:0
4 

AM
La

yo
ut

:
Pr

in
te

d:

FIGURE 1

135 BROADWAY
CAMBRIDGE, MASSACHUSETTS

SITE AND SUBSURFACE
EXPLORATION LOCATION PLAN

SCALE: AS SHOWN
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5. PROPOSED DEVELOPMENT FOOTPRINT OBTAINED FROM
DRAWING PREPARED BY PICKARD CHILTON PROVIDED
ON 17 JUNE 2020.

6. SUBSURFACE PROFILE SECTION D-D SHOWN FOR
REFERENCE ONLY AND WAS OBTAINED FROM HALEY &
ALDRICH SUBSURFACE DATA REPORT DATED JANUARY 2017,
PREPARED FOR 145 BROADWAY.
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3 HIGH-BAY LEVELS, 113 FT+/- DEPTH
PROPOSED
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UTILITY
EASEMENTS

UTILITY
EASEMENT

PHASE 1
17-STORY OFFICE BUILDING

6-LEVELS PARKING
ALT: 7-LEVELS

PHASE 2
17-STORY OFFICE BUILDING

6-LEVELS PARKING
ALT: 7-LEVELS
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Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa
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0 50 ft

Open Space 
Study Area
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Scale Comparison | Tech Square

Courtesy of Sasaki
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Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa

dw
ay

Biogen/Broad

0 50 ft

Substation Vault 
Extents

285 ft

1
2

8
 ft

No overlap between 
vault volume and building 
footprints
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Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa

dw
ay

Biogen/Broad

0 50 ft

Vertical Access 
Locations

Hatch location is flexible, but 
preference is for center aisle

Laydown area required 
adjacent to hatch

2 human access points 
(stairwells) also needed

All vertical access points are 
subject to change dimension 
and location

25 ft20 ft
20 ft 40 ft

Main access hatch

Vertical access point (stairwell)

Laydown area
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Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa

dw
ay

Biogen/Broad

0 50 ft

Air Intake & 
Exhaust Locations

Expected to be at opposite 
ends of the space

Exhaust to the north

Intake to the south

Exact locations and 
dimensions of ventilation 
shafts still to be determined 
- these two zones represent 
areas under consideration for 
ventilation

Intake 
Zone

Exhaust 
Zone
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Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa

dw
ay

Biogen/Broad

0 50 ft

Existing Vehicular 
Access
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Truck Turning 
Analysis
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Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa

dw
ay

Biogen/Broad

0 50 ft

Truck Turning 
Analysis

67.5 ft

66.5 ft
42 ft

147.6 ft147.6 ft

53.6 ft

Multiple vehicle types will 
need direct access to the area 
immediately surrounding the 
hatch
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145 Broadway

Residential Building

Office Building (Blue Garage)

Office Building (14CC)

BUILDING
OUTLINE (TYP)

DMH 1
RIM=19.33
INV=11.30 OUT

DMH

Substation

DMH 2
RIM=20.28
INV=15.60
INV=15.60

DMH 3
OUT

DMH

DMH 3
RIM=22.76
INV=17.00 OUT

DMH

21
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22
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24
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TOP OF SUBSTATION
EL. 20.33 (TYP)

TOP OF SUBSTATION
EL. 19.00 (TYP)

TOP OF SUBSTATION
EL. 19.00 (TYP)

Feet40200 10

Notes:

1.  Grades shown are for preliminary concept only.
2.  Some locations may have slopes greater than 2%.
 Fine grading is required to confirm ADA compliance.

Draft Print
02/19/2021  1:48:01 PM

Site Grading

All vault access points - infra-
structure hatch and human 
access - must be above flood 
elevation 21+4 ft

25.0 ft

25.0 ft 25.0 ft

20.8 ft 21.6 ft

20.1 ft 23.3 ft

23.0 ft
22.0 ft
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Solar Access
January
hours/day
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Solar Access
August
hours/day

Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa

dw
ay

Biogen/Broad

0 50 ft

14



Site Perimeter 
Analysis

Commercial-WestResidential

Commercial-East

Akamai
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Danny Lewin 
Park
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Building entrance

Glazed wall

Solid/blank wall

Mechanical/vent

Loading/service

15



Water Feature 
Zones

Commercial-WestResidential

Commercial-East

Akamai
Biogen-8

Danny Lewin 
Park

Biogen-9

Biogen-6

Binney StBr
oa

dw
ay
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0 50 ft

Should be low-volume

Should not overlap vault 
footprint
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Pedestrian Desire Lines

Fulkerson & 
Little Binney
Wellington-Harrington

Broadway & 
Galileo Galilei
The Port

MITIMCO Volpe 
Redevelopment
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Site Constraints
Summary

Dimensions

• Substation vault (285’ x 128’)
• Flood elevation 21’+4’

Access Requirements
Vehicular site access

• Mobile Crane
• 18-wheeler/tanker (67’ trailer)
• Emergency vehicles (fire, EMS)
• Infrastructure hatch (40’ x 25’)
• Equipment lift
• Backup Generator

Human vertical access

• Stairway (2-3)
• Human/freight elevator

Operational Constraints

• Air intake shaft
• Exhaust shaft
• Zero water penetration - no

storm drains or high-volume flow
above vault

Surrounding Uses

• Bike parking/valet
• Retail
• Commercial (ground floor and

above)
• Residential (above ground floor)
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Constraints & 
Opportunities
Aggregated

Commercial-WestResidential

Commercial-East
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0 50 ft
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v

02
Themes &  
Preliminary Concepts

Activity & Wellness

Arts Space

Urban Oasis
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Narrative Theme

Program Concepts

Activity & Wellness

Energy Innovation: The story of energy in Kendall Square
What have past site uses been? What dramatic innovations have 
happened here to bring us toward a cleaner, more efficient future? 
What does the infrastructure we can’t usually see contribute to our 
built environment?

Art Environment Urban Oasis
Fitness

Performance

Interaction

Light and sound

Sculpture

Verticality

Peace and relaxation

Sanctuary

Natural form
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Activity & Wellness

Akamai

0 50 ft
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Activity & Wellness

Residential

Lawn for Fitness 
and Games 

Flexible Courts

Biogen

Biogen

Commercial West

Game 
Rental
Or Cafe

Grove 
Seating

Existing 
Tree Grove

Woonerf

Residential 
Amenity

Arcade

Core

Core

Platform

Fountain 
Water Wall

Seat Walls
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Activity & Wellness

Residential

Lawn for Fitness 
and Games 

Flexible Courts

Biogen

Biogen

Commercial West
Fountain 
Water Wall

Game 
Rental
Or Cafe

Grove 
Seating

Existing 
Tree Grove

Woonerf

Residential 
Amenity

Arcade

Core

Core

Platform
Woonerf

Shuffleboard

Pickleball

New Tree 
Planting

Tree Grove in 
Raised Planters 
with Seating

Seat Walls
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activities on the “pelouse vert”

petanque
putting green
croquet 
east coast kubb
cornhole
board games
jumbo dominoes
spikeball
lawn bowling

Children Play: Recreation Games
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Programming: Children’s Play
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Programming: Lounge / Reading Room
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Programming: Recreation Games
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The Arcade

Residential
Commercial West

Biogen 

Biogen 

Biogen / Broad

Akamai

Service and Loading

Art Space

Seating/Seating/
SculptureSculpture

Interactive  Interactive  
Surface (Light)Surface (Light)

Interactive  Interactive  
Surface (Light)Surface (Light)

Flexible Flexible 
SeatingSeating

Sculptural Sculptural 
Access & IntakeAccess & Intake Sculptural Access Sculptural Access 

& Exhaust& Exhaust

Hatch/Program Hatch/Program 
PlatformPlatform

Tree BosqueTree Bosque

0 50 ft
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Art Space

ResidentialBiogen

Commercial 
West

Commercial 
East
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Art Space

Access & Access & 
ExhaustExhaust

Hatch/Performance Hatch/Performance 
PlatformPlatform

Interactive Interactive 
SurfaceSurface

Sculpture/Sculpture/
SeatingSeating

Outdoor Dining/Outdoor Dining/
Flexible Seating Flexible Seating 

ZoneZone

Access & Access & 
IntakeIntake

Residential

Biogen

Commercial 
West

Commercial 
East
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Lighting and 
Interatctive 
Elements

https://vimeo.com/51054369
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Open Space 
Precedents
Dramatic 
Infrastructure
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Open Space 
Precedents
Structures
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Arts & Activity

Akamai

0 50 ft
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Residential

Plaza As 
Light Art

Biogen

Biogen

Commercial 
West

Sculptural 
Art Cafe Grove 

Seating

Existing 
Tree Grove

Woonerf

Residential 
Amenity

Arcade

Core
As Art

Stage 
Backdrop
As Art

Performing Art
Platform

Bike 
Storage

Fountain 
Water Wall

Art Programming
Seasonal 
Installations

Fountain 
Water Wall

Seat Walls

Arts & Activity
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Residential

Biogen

Biogen

Commercial West
Bike 
Storage

Grove 
Seating

Existing 
Tree Grove

Woonerf

Residential 
AmenityArcade

Core
As Art

Stage 
Backdrop
As Art

Platform Woonerf

Sculptural 
Art Cafe

Art Programming
Seasonal 
Installations

Entry

Tree Grove 
in Raised 
Planters

Seating

Fountain 
Water Wall

Plaza As 
Light Art

Seat Walls

Arts & Activity
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Paving

Open Space Precedents
Paving
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Programming:
Art

Open Space Precedents
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Urban Oasis

The Arcade

Residential
Commercial West

Biogen 

Biogen 

Biogen / Broad

Akamai

Service and Loading

Bike  Bike  
ParkingParking

Outdoor Outdoor 
DiningDining

Hatch & Hatch & 
ExhaustExhaust

Access & Access & 
IntakeIntake

Sound- Sound- 
dampening dampening 

WallWall

Passive Passive 
LawnsLawns

Vehicular Vehicular 
AccessAccess

Tree Tree 
BosqueBosque

Bench Bench 
SeatingSeating

Flexible Flexible 
SeatingSeating Tree EdgeTree Edge

0 50 ft
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Urban Oasis

ResidentialBiogen

Commercial 
West

Commercial 
East

41



Urban Oasis

Hatch & Hatch & 
ExhaustExhaust

Passive Passive 
LawnsLawns

Bike  Bike  
ParkingParking

Vehicular Vehicular 
AccessAccess

Bench Bench 
SeatingSeating

Sound- Sound- 
dampening Walldampening Wall

Tree Tree 
BosqueBosque

Access & Access & 
IntakeIntake

Residential

Biogen

Commercial 
West

Commercial 
East
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Open Space 
Precedents
Sanctuary 
Landscapes

43



Open Space 
Precedents
Water Features

Broadway Canal Expressed Through a Water Feature
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Denny Substation
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Denny Substation
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Denny Substation
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Volpe  Redevelopment
Open Space Network

0 100 200 f t
Figure E2: Open Space Typologies
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MXD Rezoning

Owner

Boston Properties
800 Boylston Street, Suite 1900
Boston, Massachusetts 02199
tel. 617.236.3300
www.bostonproperties.com

Design Consultant

Pickard Chilton
980 Chapel Street
New Haven, Connecticut 06510
tel.  203.786.8600  fax.  203.786.8610
www.pickardchilton.com

Civil Engineer

VHB
99 High Street, 10th Floor
Boston, Massachusetts 02110
tel.  617.728.7777
www.vhb.com

Structural Engineer

Geotechnical Engineer

Haley & Aldrich
465 Medford Street, Suite 2200
Boston, Massachusetts 02129
tel.  617.886.7400
www.haleyaldrich.com

Magnusson Klemencic Associates
111 South Wacker Drive, Suite 3390
Chicago, Illinois 60606
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Copyright 2021 by Pickard Chilton Architects, Inc.  All rights reserved.

This drawing is not for construction or bidding purposes. Pickard Chilton 
Architects, Inc. has prepared this drawing solely to communicate architectural 
design intent. Pickard Chilton Architects, Inc. is not the Architect of Record 
and therefore is not responsible for preparing construction documents or for 
technical, legal, or construction-related matters. Pickard Chilton Architects, 
Inc. is not responsible for nor does it make any representation concerning 
dimensional accuracy of this drawing or coordination of this drawing with 
documents prepared by other disciplines.
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blue garage

CRA OPEN HOUSE
March 31, 2021

P I C K A R D  C H I L T O N



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

A Vibrant Central Space 
Connnects to the Network of 

Cambridge Open Spaces

The Design Enriches and 
Activates the Public Realm

People, Bikes, and Cars 
Share the Urban Space

Thresholds and Framed 
Views Enrich the 

Experience

VISION: Create a Wonderful Place Where

Community

Cambridge, Massachusetts31 March 2021
*All Images Display Conceptual Ideas, Not Final Designs

P I C K A R D  C H I L T O N BLUE GARAGE - CRA Open House

Placemaking 2
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Neighborhood Influences 3
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Neighborhood Influences 4
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Neighborhood Influences 5
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Neighborhood Influences 6



250’

400’

-85’ to 95’

-110’

250’Residential Tower
420K GFA, 400’ Height Limit

New Eversource 
Electrical Substation

Office Tower - West
431K GFA, 250’ Height Limit Office Tower - East

431K GFA, 250’ Height Limit

Below Grade Parking 
Replacing Blue Garage

Cambridge, Massachusetts31 March 2021
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Program Components 7
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Planning & Massing Concepts 8



Cambridge, Massachusetts31 March 2021
*All Images Display Conceptual Ideas, Not Final Designs

P I C K A R D  C H I L T O N BLUE GARAGE - CRA Open House

Planning & Massing Concepts 9



Cambridge, Massachusetts31 March 2021
*All Images Display Conceptual Ideas, Not Final Designs

P I C K A R D  C H I L T O N BLUE GARAGE - CRA Open House

Planning & Massing Concepts 10



Cambridge, Massachusetts31 March 2021
*All Images Display Conceptual Ideas, Not Final Designs

P I C K A R D  C H I L T O N BLUE GARAGE - CRA Open House

Planning & Massing Concepts 11



SOUTH EAST
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View of the Park from the Northeast, Second Level Terrace

1

2

3

Residential Building

The Park

Second Level Terrace 
Overlooking the Park

1

3

2
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View of the Park from the Southeast
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3

West Commercial Building

Residential Building

The Park
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View of the Commercial Building from the Northeast (Intersection of Binney Street and the 6th Street Connector)

N

1

2

3

East Commercial Building

Binney Street

6th Street Connector

1

3

2
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NORTH WEST NORTH WEST NORTH WEST NORTH WEST NORTH WEST

SOUTH EAST SOUTH EAST SOUTH EAST SOUTH EAST SOUTH EAST
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Q&A
COMMENT AT: MXDSUB.SITE



Project Status + Timeline

• Now: Community engagement + elaboration of zoning petition 

• Q4 2020: Cambridge City Council vote + Eversource permit filing to follow

• Q1 2023: Construction Start

• Q3 2026: Initial Occupancy

NEXT STEPS
MXD Substation Development (Blue Garage)

OPEN HOUSE

CAN'T MAKE THE OPEN HOUSE OR 
WANT A TOPIC-FOCUSED CONVERSATION 

JOIN US DURING OFFICE HOURS

12:00 - 12:30PM: OPEN SPACE

12:30 - 1:00PM: SUSTAINABILITY/RESILIENCE

1:00 - 1:30PM: URBAN DESIGN

1:30 - 2:00PM: TRANSPORTATION
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