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Executive Summary

Cambridge Discovery Park is an underutilized office park in northwestern
Cambridge. The site also holds an urban wild composed of restored wetlands, the Little
River, and woodlands. The Discovery Park Design Team (DPDT) has incorporated
comments from the site’s various stakeholders and previous studies completed by the City of
Cambridge to propose the best reuse of this site. The updated design is proposed to
maximize on the site’s natural amenities, including extensive wetland communities and the
Little River, as well as physical amenities, including its proximity to a major commuter route
and public transportation.

The site has many features that we see as opportunities, although they currently pose
some challenges. Pedestrians have good access to the site from the Alewife MBTA station,
yet the path is not well marked and can be a frightening place after dark. The site’s natural
amenities attract birdwatchers and other recreational visitors to the site, but also restrict the
type of development that is appropriate for the site. The adjacent properties along Route 2
feature a bowling alley that draws many visitors to the area for entertainment, but they are in
poor condition.

Many factors contributed to the final site design. The DPDT reviewed the City of
Cambridge Zoning Code and parking standards in order to determine site constraints, such
as maximum gross square footage and maximum building heights. Other facilities that have
had to overcome similar obstacles were researched and then used as references for
developing the new site plan. An inventory of local amenities, including local user groups
and what their needs would be, was conducted as well. We used the inspiring input and
precedents to inform our plans as we tailored similar facilities to the existing and potential
needs of the Cambridge Discovery Park site.

The final design is mindful of all that Cambridge already has to offer — it is a hub of
technology, education, and community. The site design was chosen to reflect all of these

and is a microcosm of the city. The highlights from the design are:

e Nine-story conference center/hotel

e Retreat/education center

e Expansion of existing Building 100 to include the addition of Building 200
e Business incubator space

e Circumferential walking path for visitors, as well as the site’s employees
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e Additional restored wetlands with increased access to the Little River
e Two new parking garages

All of the components will be built using Low Impact Development techniques, as well as to
Leadership in Energy and Environmental Design standards in order to minimize the impacts
to the site’s natural resources, including wetlands and the Little River.

Opverall, the proposed redesign will make Cambridge Discovery Park a destination, a
better place to work for its current employees, and will attract businesses to the newly
constructed buildings. The retreat/education activities at the Discovery Park Interpretive
Center and expanded access to the site’s natural amenities will attract more visitors to the
site, especially those who will visit the site beyond the work day. Overall, Discovery Park
will be a more dynamic place to visit and will improve on the visual gateway to the City of
Cambridge from Route 2.

Given the time bound assighment framework, the team focused on programming
and an overall plan, rather than on honing building designs. If allotted more time and given
further discussion and feedback, the DPDT would generate additional iterations of the
design details resulting in a more sophisticated site design that addresses the next level of
attention to building shapes and view-orientation. Overall, the DPDT hopes that the
concepts incorporated into the site design are helpful to the city and site stakeholders in

visualizing the possibilities for the site.
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[. Introduction

The Discovery Park Design Team (DPDT), Melissa Cryan, Katie Resnick, Jennifer
Warner, and Nella Young, has been tasked with developing a new site plan for Cambridge
Discovery Park. The site is located in the northwest corner of Cambridge, bordering the
Towns of Belmont and Arlington. Currently, the site has an office park with many large
surface parking lots and an urban wild with an associated small parking area. Iram Farooq,
of the City of Cambridge Community Development Department has contracted the DPDT
to work as an intermediary between the developer and the city to ensure that a new site plan
that incorporates the city’s recommendations is developed.

Cambridge Discovery Park is located at the western entrance to Cambridge. The
City of Cambridge would like to see the site capitalize on its location and become an “urban
gateway’ that welcomes visitors in a more distinct way. To help jumpstart this process, the
city rezoned this site into Special Districts 4 and 4A, which provide for different parking
requirements, increased building heights, wetlands restoration benchmarks, and public transit
connections. These new guidelines will provide a better sense of place with more of an
urban than office park feel and allow for parking to be located in garages instead of in lots.
Accomplishing these requirements will give the site a livelier feel and provide it with more
than just a 9:00 to 5:00 clientele.

Further information on the history of the site is provided in Section II of this report.
Due to the challenges associated with the site, many planning studies have been completed.

Below is a short list of the studies undertaken by the city:

o Alewife Revitalization: Alewife Urban Design Study Phase II (published April 1979)
This study was undertaken to address what kind of development was both
desired and appropriate in the Alewife region. The study highlighted different
options, described what would happen, both positive and negative, under each
option, what kind of growth was applicable at this site, and what action steps the
city should undertake to see that the actions occur.

o Alewife: A Plan for Sustainable Development (published January 1995)
This study incorporates work done in Toward a Sustainable Future with public
hearings in the Alewife region. The study lists recommendations for
sustainability in five planning areas: environment and open space,
transportation, housing, economic development, and urban design.
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o  Toward a Sustainable Future (updated 2007)
This study outlines planning assumptions and policies guiding the physical
planning of Cambridge, including the Alewife area, while providing a vision for
sustainable growth, a history of land use decisions, and supporting data.

These studies went through the public participation process when they were written

and, therefore, reflect the interests of Cambridge residents. Many recommendations in these

individual plans have been incorporated into this report.
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Il. Site Description

Location, History and Uses

Cambridge Discovery Park has a unique relationship to nearby cities and towns and a
unique position in the larger regional watershed. The varied history of uses, both of the
natural and built environment on the site, offer important background information and

context that has influenced DPDT’s plan for the future of Discovery Park.

Location

Cambridge Discovery Park is situated in the northwest corner of the City of
Cambridge, bordered by the Towns of Arlington and Belmont. All three towns share the
protected wetlands. The entire site comprises Special Zoning District 4 (Figure 1).

The north edges of the site are defined by Route 2 and Special District 4A, which
include the Cambridge Gateway Inn and Lanes and Games bowling alley, both owned by the
same family. The west side of the site is comprised of wetlands intersected by a road that is
accessible from Lake Street in Arlington. The south side of the site is defined by the Little
River. The east side of the site merges with the Department of Conservation and
Recreation’s (DCR) restored wetlands, through which there is a walking path to the Alewife
MBTA Station.
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Figure 1. City of Cambridge Zoning Analysis (Nella Young)
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Relevant History

The site that is now called Cambridge Discovery Park was natural wetlands until
1876, at which time much of the area was leveled and filled for railroad access, as well as
commercial and industrial uses. Over the years, these included a slaughterhouse operation
and brick manufacturer, both of which discharged drainage into the Menotomy River now
Little River. DCR; formerly the Metropolitan District Commission, purchased the wetlands
in the 1940s to protect them from further development (Friends of the Alewife Reservation
Notice of Intent, 2004).

Soon after the site was purchased, it was renamed Acorn Park and served as the
campus of the Arthur D. Little, Inc. (ADL) corporate headquarters from 1953 to 2002
(Figure 2). Most of the buildings currently on the site remain from that era. ADL was a
leader in the management and technology consulting industry. From the 1970s until 2002,

ADL’s work included, among other things, a focus on alternative energy technologies.

The company's multi-disciplinary approach typically led it into a wide range
of projects, and also into unusually thorough explorations of subjects. For
example, one ADL team found a way to store energy, which led to the
formation of a team of ADL construction engineers who adapted the
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technique so that it could be used to heat and cool residential and industrial
buildings. This development, in turn, led to the formation of a third unit that
analyzed the government's options as to a future solar energy policy...By the
1980s the company saw the need to exploit technology to solve problems
created by pollution and also the lack of energy resources and the need to
conserve energy. (MIT Institute Archives & Special Collections)

Figure 2. Acorn Park (photos from MIT Museum and ADL Collection)
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Acorn Park: The 40-acre campus in West Cambridge Acorn Park At Night

When ADL filed for bankruptcy in 2002, it sold off its assets to five different
companies, some of which remained on the site. TIAX took over ADL’s Technology and
Innovation functions and currently occupies Building 15. Nuvera Fuel Cells, a merger of the
Epyx Corporation (subsidiary of ADL) and De Nora Fuel Cells, of Milan, Italy, was
headquartered at Discovery Park until it relocated to Billerica in June 2007 (Nuvera Fuel
Cells, 2007). Friends of Alewife Reservation (FAR) and the Mystic River Watershed
Association (MyRWA), in addition to the DCR, have been especially active since the 1990s

in advocating for the protection of the natural habitat at Discovery Park:

The history of zoning at the site is impressive indeed when legislators,
councilors, and neighbors helped to negotiate a settlement, whereby the
Arthur D. Little Parking Lot stayed in MDC hands and made an agreement
to restore the lot to natural conditions...common ground was reached in '92
whereby the company and the surrounding neighbors agreed to 1) support
management of the Alewife open space; 2) seck a different ‘footprint’ for the
company's arrangement of buildings that will be harmonious with the river's
edge: and 3) broadening the green border between Little River and the
parking lot (FAR Notice of Intent, 2004).

In 2000, The Bulfinch Company acquired Acorn Park and in 2002, they appointed a

leasing agent for the site and renamed it Discovery Park. Bulfinch is focused on
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improvements “to satisfy tenants seeking an upscale yet economical and efficient home for
their companies...[with] a full-service campus environment including such amenities as café,
conference center, shuttle bus, fitness, and day care” (Bulfinch Companies, 2003). They too
have actively sought to work within the conservation goals of the City of Cambridge, DCR,
FAR, and MyRWA, acknowledging that they “have a very rare opportunity to nurture and
encourage the proper functioning of this beautiful and once thriving upper Alewife
subwatershed of the great Mystic River, to which the former ‘Menotomy River’ once flowed,
resulting in a coastal richness and a thriving ocean ecology at the mouth of the Boston Basin
that flows into the Atlantic Ocean” (FAR Notice of Intent, 2004).

In 2005, the first Bulfinch Company building (Building 100) was constructed for a
high-profile new tenant, the Harvard-Smithsonian Astrophysics Institute. (Figure 3) The
design of Building 100 and some site planning was done by the design firm ADD, Inc. In
addition to the construction of Building 100, ADD, Inc. designed a future Building 200, laid
foundation for a new above-ground parking garage, and also planned for a parking garage to

replace Building 5F and part of adjacent parking lot.

Current Uses

Currently, there are two companies located at Discovery Park. TIAX is the sole
company remaining on site from the sale of Arthur D. Little, Inc. assets. TIAX, which
identifies itself as “having a ‘start up’ culture, is a technology processing company...that
transforms emerging innovations into robust technology platforms ready for hand-off”
(TTAX, LLC). The Harvard-Smithsonian Center for Astrophysics Central Engineering
Department occupies the new Building 100. According to their website, ““The Center for
Astrophysics is involved in many aspects of education and public outreach, from major
museum exhibits to curriculum development to education research.”

Other frequent users of the site are the FAR, DCR, MyRWA, and the local parishes
of the Unitarian Universalist church. All of these organizations focus on stewardship of the
natural assets of the site. The DCR is responsible for the wetlands restoration on the east
side of the site and they conduct regular monitoring. (Figure 3) FAR is also involved in
monitoring and studies of the site and, as is clear from their website, often incorporates

groups of local high school and college students in its work.
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Figure 3. Acorn Park Features
-
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Building 100, Harvard-Smithsonian Center for Astrophysics DCR Alewife Reservation — Restored Parking Lot
(www.bulfinch.com/portfolio/ cambridgediscovery.asp) (photo from Katie Resnick)
Urban Design Analysis

The current design of Cambridge Discovery Park is not extremely functional or
dynamic. (Figure 4) This is not a site that people will make a special trip to visit. However,
the site has many amenities that should be highlighted in a site redesign. The DPDT

analyzed what did and did not work at the site to develop its recommendations.

Figure 4 Cutrrent Cambridge Discovery Park Design (ADD, Inc.)
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Challenges

The DPDT examined challenges associated with the site’s existing conditions,
prior barriers to planning improvements, and constituency or neighborhood issues. The
four primary challenges with the site are: balancing disparate features associated with the
site; specifically its location adjacent to Route 2 and designated urban wilds; maximizing
land use while protecting valuable environmental assets on site; maintaining sufficient office
space in conjunction with creating mixed use; and enhancing the pedestrian experience on

site.

Balancing Route 2 and the Urban Wilds

The Discovery Park site is sandwiched between Route 2, which runs parallel to the
northern boundary of the site, and the Little River, which parallels the southern
boundary. (Figure 5) A fundamental challenge that the DPDT faced throughout the
design phase of the project was managing the contradiction between the features to
the north and the south of the property. The northern features include a busy
roadway, vast parking lots, and a few businesses that the city views as unappealing,
one of which is vacant. The southern features include wetland resource areas,
woodlands, and the Little River. When designing the site, the DPDT worked to take
advantage of both of the edges by creating a gateway to Cambridge that protects
valuable natural resource areas. The DPDT also considered the most likely users of
the site when developing different features. The end result was a design that
incorporated maximum building heights adjacent to Route 2 with decreasing building
heights approaching the river. This was designed to block the site interior from
noise and air pollution related to Route 2. The tall buildings adjacent to Route 2
were designed to make drivers aware that they are entering the City of Cambridge by
incorporating innovative, modern architecture and inviting ground-level retail

facades.

Maximizing land use while protecting valuable environmental assets on site

It was important to the DPDT to protect, preserve, and respect the unique

environmental aspects of the site. Natural and restored wetlands border the property
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to the west, south, and east. These wetlands function within the 120-acre Alewife
Brook Reservation (ABR), which is metropolitan Boston’s largest urban wild and
provides habitat for an array of indigenous and migratory birds including Osprey and
the Great Blue Heron. The anadromous Herring migrates each spring from the
Atlantic Ocean to the Reservation's Little Pond and Blair Pond to spawn (DCR,
2007). Many community groups (e.g., FAR and MyRWA) visit the site specifically to
interact with and appreciate these wetland features. As noted, a large portion of the
site, which had been developed as a parking lot, was recently restored to its natural

wetland conditions by DCR.

Figure 5. Discovery Park Site and Alewife Brook Reservation (ADD, Inc.)
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An additional, and somewhat opposing, goal to providing protection to the site’s
unique environmental attributes was to provide a large-scale mixed-use development
that would serve as a “Gateway to Cambridge”. In order to service these two
conflicting goals, the DPDT evaluated multiple alternative site designs. The final site
plan capitalized on the zoning district’s increased height allowance to recommend a
compact building design that focused development in the northern portion of the
site while preserving natural open space on the southern edge of the property

adjacent to the wetlands and the Little River. The project’s proposed Interpretive
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Center will also support the DPDT’s goal of respecting and revering the site’s natural

charm.

Maintaining sufficient office space in conjunction with creating mixed use

The third challenge tackled by the DPDT was to maintain sufficient office space and
still allow for new desired uses. The proposed programming for the site includes a
retreat/educational theme with a focus on environmental appreciation. The uses
often associated with this type of theme (e.g., museum and teaching facility) may be
thought to present more of a financial burden to a community rather than a benefit.
However, this site will become an attraction and will benefit both the city and the
developer by strengthening the appeal of the location, drawing more businesses. The
DPDT also proposes a mixed-use development that includes a significant amount of
office space (approximately 70% of that proposed in ADD, Inc.’s single-use office
park), hotel, retail space, conference center, and interpretive center. The office
space, hotel, retail, and conference center uses are all expected to benefit the city in
the form of tax revenue. The interpretive center, which will serve as a museum and
educational facility responsible for providing information regarding the wetland
features and the ABR, will offer flexible space that can be used for reception and
function purposes (e.g., professional meetings or group events), creating a revenue

source for the city.

Enbhancing the pedestrian experience on site

The Discovery Park site offers many opportunities for improving the pedestrian
experience on site. As observed during the DPDT’s site investigation, many visitors
to the site (current office employees) access the site via the Alewife Mass Bay Transit
Authority (MBTA) station and pedestrian path. The condition of the pedestrian
path, however, is unsafe due to its remoteness and poor signage and lighting.
Obstacles to improving the condition of the path include: protecting wetland wildlife
that are sensitive to increased lighting; protecting the wetland resource areas from
impacts associated with construction of maintenance features, such as land alteration,

increased imperviousness, and increased stormwater runoff; bordering protected
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resource areas that are prohibited from development thereby securing remoteness of
the path; and construction and maintenance costs.

In order to enhance safety of the pedestrian path between the Alewife MBTA
Station and the Discovery Park Site, while protecting adjacent wetland resource
areas, the DPDT proposes emergency 911 call boxes, wildlife-friendly lighting, and
increased signage. (Figure 6) These techniques should increase safety on the path
and have minimal impacts to the wetlands and the wildlife that depend on them. In
addition, a shuttle service to the Alewife MBTA station is recommended and will
serve as an alternative to the pedestrian path. The proposed conditions will also
offer a permeable gravel circumferential path around the periphery of the site and a
linear interpretive path adjacent to the Little River. The design of the path was
intended to offer recreational opportunities that have minimal impacts to the
resource areas and should also require less construction and maintenance costs than

impervious paved pathways.

(Www.starrynio

Opportunities

The existing conditions of Cambridge Discovery Park presented the DPDT with
many opportunities, not solely barriers, to planning improvements on site. The four primary

opportunities at the site are: the existing site concept — “Discovery” Theme, the concepts
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behind the built environment, the flexibility of using green building concepts, and pedestrian

experiences on site.

“Discovery” Theme

The DPDT took the overall site concept from the site’s existing name — Discovery
Park. Programming was designed to enhance this idea. The north side of the site,
which is adjacent to Route 2 and the “urban” section of the site, will house a
hotel/conference center, as well as retail. The south side of the site, which is closest
to the Little River, will house a retreat and education-themed building that can also
hold events. This is the “natural” section of the site with features that take

advantage of the site’s location.

Built Environment

The redesign of the site will give it a sense of place that highlights all that the City of
Cambridge has to offer, from urban centers to beautiful natural settings. The north
side of the site adjacent to Route 2 will be the urban center and act as a gateway to
the city for travelers on Route 2. The buildings on this side of the site will be higher
to make visitors feel that they are in an urban area. Building heights will lower
approaching the south side of the site closest to the Little River. This area highlights

the natural amenities of the site.

Green Building

Redesigning the site makes it simpler to incorporate green building techniques. The
hotel/conference center, retreat/education center, and business incubator space can
be built to Leadership in Energy and Environmental Design (LEED) standards and
using Low Impact Development (LID) techniques throughout the site. Educational
facilities on the south side of the site will provide information to visitors on the
LEED and LID development process and how they can use similar techniques at

home.
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Pedestrian Excperiences

The site, once redeveloped, will include a circumferential walking path. This will be
a recreational amenity for the site’s employees, but also help to make the site a
destination. This has been a successful addition to many office parks. (Figure 7)
Another feature that will certainly draw visitors to the site is the proposed
interpretive path along the Little River. Increased access to the river for boating and
fishing will be developed. The path leading to the Alewife MBTA station will also be
improved, which will be a selling point for the planned hotel/conference center and
businesses.

Figure 7. Example of an Office Park Walking Path (www.maumee.org)

Case Studies of Model Sites

To inform our decisions in planning for the future uses of Discovery Park, the
DPDT researched a number of other locations with similar challenges and creative solutions.
Three major sources of program and design inspiration were the Boston Nature Center, the
Monona Terrace in Madison, WI, and 29 Garden Street, Cambridge, MA. Please see
Appendix A for more information on these locations and other precedents DPDT

examined.
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Boston Nature Center, Mattapan, M.A

“The educational philosophy of the Boston
Nature Center, and the Mass Audubon
Society generally, is to encourage people to
observe, learn about, and value wildlife in
their own environments” (Mass Audubon).

The Boston Nature Center was a useful

model for the DiSCOVCI'y Park Educational Figutre 8. Boston Nature Center (Mass Audubon)

Center and open space on the south side of Acorn Park Drive. (Figure 8) Some features of

particular relevance to the Discovery Park plans are:

Demonstrates cost-effective use of green design;

Offers education to local students, including monitoring of energy savings and
non-polluting technologies used in the building;

Transforms a "no-man's land" into a cared-for, valued community resource;

Highlights wetlands stewardship and recreational access with two miles of new
trails through the property, with multiple wetland overlooks and a boardwalk;
and

Serves as habitat for a number of species not usually found in urban areas.

Monona Terrace Community and Convention Center, Madison, W1

Monona Terrace served as inspiration for the conference center and hotel concept at

Discovery Park. (Figure 9) While the Monona Terrace Conference Center is a much larger

facility in a major downtown location, we identified it because it incorporated a sense of

place, appreciation of natural amenities, community activities, and public spaces while also

serving as a major convention destination. These features include:

Lake Monona Bike and Pedestrian
Path;

State of the Art Meeting Facilities;
Roof top Garden open to the public;
LEED Silver certification;

Community Events and Lectures;
and a

Winter Farmers Market.

Figure 9. Monona Terrace (www.mononaterrace.com)
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29 Garden Street, Cambridge, M.A

The Harvard Graduate Housing at 29 Garden Street served
as a model for our hotel design, with incorporated green
rooftop on a central parking garage. Award-winning 29

Garden Street includes:

e Adaptive building reuse;
e Green roof terrace with public access ;
e Parking garage surrounded by building; and
e Limited soil-loading capacity.
Figure 10. 29 Garden Street Green
Roof (photo by Steve Lee)
Cambridge Discovery Park Design Report Discovery Park Design Team
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lll. Analysis

Interviews of Resource People

City of Cambridge Community Development Department

Iram Farooq, staff planner from the City of Cambridge’s Community Development
Department, discussed what amenities the city would like to see at Cambridge Discovery
Park. Ms. Farooq stated that the site should have a better sense of place — more of an urban
feel than an office park feel. An increase in garage parking was desired, in contrast to the
current abundance of parking lots. A zoning overlay district for this area was created that
allows for less surface parking and more garage parking. It also calls for wetlands
restoration, as well as better stormwater management.

Ms. Farooq highlighted the site’s opportunities — the natural amenities of the site
could be highlighted easily. It is the largest urban wild in the Boston metropolitan area.
This is a natural area that does not include public access. With that in mind, there are some
trails on the site, but it is mostly preserved for the resident wildlife. The site also has its
challenges, the biggest being its location adjacent to Route 2. The traffic associated with
Route 2 could be considered an issue, as well as the site’s neighbors on the highway. Some
of the abutting buildings are rundown and need remodeling or reconstruction.

The city would like to see the site serve as a better gateway to Cambridge and create
less traffic at the intersection of Routes 2 and 16 by getting more people to take public
transportation to the site, as well as carpooling there. The site could be diversified —
residential, commercial, and industrial uses have all been considered by the city. It would

like to see sustainable development on site.

ADD, Inc Project Manager

ADD, Inc was hired by Bulfinch, a property management company, to re-design
Cambridge Discovery Park. The project manager for the site design was Vicki Alani.
Bulfinch wanted to see as much office space on site as possible. ADD, Inc did consider
mixed use and even considered a hotel for the property, but after working out revenue
streams under current conditions, this option did not appear to be viable. Therefore, their
design was done to maximize green space and total square footage of office space by

consolidating the buildings onto one side of the existing street. The first phase of the
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project was restoring the wetlands on the east side of the property, which was recommended
by the FAR and the City of Cambridge. Ms. Alani commented that FAR was important to
the design process and their wishes were taken into consideration when creating the final
design. Also, when asked about the owner of the abutting Lanes and Games, Faces, and
Cambridge Gateway Inn, Ms. Alani expressed that the family was relatively uninvolved with

their properties. She said they were receptive to selling their property, but deals were never

finalized.

Potential User Needs

Potential users include the current office tenants, Harvard Smithsonian Center for
Astrophysics, and TIAX, LLLC, as well as the current nature users, including FAR, MyRWA,
and the Unitarian Universalist parishes. The DPDT plans include hotel and conference uses,
as well as small and large scale office use, plus increased community recreational use, to

include educational use by students from local schools.

Offices/ Employees

e LEasy commuting access
O Transit access (improve path lighting and signage, shuttle bus from MBTA
station)
O Bike paths

e Pedestrian path to and around site

¢ Dining options on site

e Sufficient parking

e Sense of being part of the thriving urban and education pulse of Cambridge

e State of the art facilities and technology
e Affordability

Conference/ Hotel

e Access to nearby and Boston area amenities
e sthetically pleasing and comfortable setting
e Recreation options

e Feeling of safety

e Transportation options

e [Entertainment options

Cambridge Discovery Park Design Report Discovery Park Design Team
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Community/ Recreation

e Feeling of safety

e Accessible by various transportation options

e C(lear, established, well-maintained paths and signage
e Year-round attraction

e Identity as part of Cambridge

Education/ Stewardship

e Feeling of safety

e Accessible by foot and bicycle, in addition to vehicles and transit

e TFacilities to enhance information access and connection to the site

e Improved signage and increased interpretive features

Clearly, common features that will accommodate all of these users include transit

access, quality sighage and maintenance, enhancement of natural and recreational assets,

safety measures, and improved architectural identity.

Zoning and Parking Analysis
Zoning Analysis

The DPDT reviewed the City of Cambridge Zoning Code as it applies to the Discovery
Park site (Section 17.40). The site is within Special District 4, a zoning district created

specifically for Discovery Park. Three important site constraints exist:

e Gross floor area: 900,000 sf

e Maximum allowable parking spaces: 1,052

e Maximum building height: 85-90 feet for non-residential and residential uses

respectively

Section 17.44 prohibits development in specified natural areas, including the Large
Wetland Area, Little River Area, and MDC Parking Facility Area. The section also
prescribes incentives for restoring and maintaining the wetland areas and groups
development square-footage requirements into different phases.

According to Section 21.00, Transfer of Development Rights, the Discovery Park Site is
also within a designated receiving area, which would allow for increased densities within the
site. The DPDT believes that the site is not fit, however, to be a receiving area due to the

valuable wetland resource areas that exist there
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Parking Analysis

To determine the maximum building coverage for each of the proposed uses, the
DPDT conducted a parking analysis (See Appendix A). The parking analysis included the
maximum constraint of 1,052 spaces and also took into account the maximum floor area of
900,000 sf. In order to determine the required parking spaces per use, the DPDT referenced
the parking standards for each use category within Section 6.36 of the city’s zoning manual.
To determine correct building design criteria for each use, the DPDT referenced the Planning
and Urban Design Standards Mannal. A spreadsheet was then created that calculated square
footage for each use based on these parking standards and design criteria. Once the
maximum building areas were determined, the DPDT approved a balance of uses that fit the
programming and economics of the site. Once the approximate square footage of each use

was calculated, the DPDT could then design the individual buildings.

Amenities Inventory

Taken in the context of its location on the edge between Cambridge and the historic
towns to the west, Discovery Park boasts access to many desirable amenities. Some of these
are within the control of the developer and others are simply features of the surrounding
cities and towns. The following is an inventory of features with comments on the current

status of the relationship between the site and those features.

Transportation (see Figure 11)

Automobile Access

The site has easy access directly onto the east end of Acorn Park Drive from Route 2
eastbound. Route 2 westbound access and all other vehicle access is from Lake St. in
Atrlington. There is no vehicle access from Cambridge. There is potential access
both to and from Route 2 through Cambridge Gateway Inn and the Lanes and

Games parking lot is currently cut off with fencing.

Cambridge Discovery Park Design Report Discovery Park Design Team
23



Transit
The Alewife MBTA station has a commuter parking garage and subway line and bus
routes. Plans exist for an MBTA shuttle, but the service is postponed until there are

more tenants at Discovery Park.

Bike/ Pedestrian/ Disability Access

A bike lane goes through the site, but a disconnect between Lake Street in Arlington
and the site’s entrance exists. Bike and pedestrian access from Alewife is fair.
Wayfinding from Alewife to the trailhead is unclear, but the path is in good
condition for cycling. The curbs between Alewife and the trailhead are not
wheelchair accessible. The path is wide and flat gravel path, designed for wheelchair

accessibility. The Alewife Reservation path lacks lighting.

Figure 11. Discovery Park Access (www.bulfinch.com/portfolio/cambridgediscovery.asp)

Cambridge Discovery Park and Surrounding Area
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Hotels

Cambridge Gateway Inn is a basic, affordable hotel located adjacent to Discovery Park, in
Zoning District 4A. It is accessible by foot from the site only by walking out the gates by
Building 15F and passing through the Lanes and Games parking lot. Potential other means
of access from Discovery Park are cut off by fences. Best Western Hotel Tria is another
affordable hotel, located at the Alewife rotary. The Hawthorn Arlington Hotel is located

nearby at the Massachusetts Avenue border between Arlington and Cambridge.

Parks

The Minuteman Bikeway, accessible from the Alewife Reservation path and from Lake
Street, is lined by a number of parks, including the park at Spy Pond, Magnolia Park in
Arlington near Alewife station, and Russell Field in Cambridge near Alewife Station and

Rindge Avenue. The larger Danehy Park is located behind the Alewife Mall.

Recreation

Other recreation options include the Fresh Pond Reservation with a walking path and
municipal golf course. The Massachusetts DCR has a public outdoor swimming pool open
from June to September, next to Russell Field. Additional recreation destinations to the
west include Walden Pond with swimming and hiking trails, as well as a range of golf courses
including renowned courses in Concord and Wayland. Lexington and Concord boast several
historical sites, and there are numerous museums and cultural institutions in Cambridge and

Boston.

Schools
Neighborhood Elementary Schools

Cambridge, Arlington, Belmont, Watertown, Lexington, Medford, and Winchester
are all within a reasonable distance from the site to travel there for educational
purposes. However, there are several schools located within close proximity of
Discovery Park. Nearby Cambridge schools include three schools on Rindge
Avenue, two on Sherman Street, and two on Concord Avenue, as well as an

Atrlington school on Lake Street.
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High Schools
Atrlington High School and North Cambridge Catholic High School are closest to

Discovery Park, and the Cambridge Rindge and Latin athletic facilities are located at

Russell Field and Danehy Park.

Colleges and Universities

Tufts University, Harvard University, and Massachusetts Institute of Technology all
have existing relationships to the site. The Harvard Smithsonian Center for
Astrophysics has relationships with Harvard University and with University of
Massachusetts-Ambherst. TIAX, LLC has an ongoing partnership with MIT’s
Placelab.

Shopping

The closest access to shopping is at the Alewife Mall and along Mass Ave. in Arlington.
Alewife Mall includes CVS, Staples, Radioshack, Blockbuster Video, and T] Maxx discount
clothing store. Mass. Ave. in Arlington offers pharmacies, a video store, and several small

boutique stores featuring clothing and gifts.

Banks
Banks located at Alewife Mall include Wainwright Bank and Trust and Bank of America.

Groceries
Whole Foods Market is located at Alewife Mall. There is a Stop and Shop in Arlington

Centet.

Food and Dining

The closest dining options are located at the Alewife MBTA station. These include
Bertucci's Italian restaurant, Jasper White's Summer Shack, and Dunkin Donuts. At the
Alewife Mall area, options include Burger King, De Angelo's sub shop, McDonalds,

Starbucks, and the 99 Restaurant.
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Entertainment
Lanes and Games, adjacent to Discovery Park, is a popular bowling alley with a lounge and
restaurant. Movie theaters are located in Cambridge at the Alewife Mall and in Arlington at

the intersection of Lake Street and Mass. Ave., as well as in Arlington Center.

Market Analysis
The total area of our site is 27 acres or 415,000 square feet. The total area of the

hotel and amenities together is 218,000 square feet, approximately 53% of the total area of
the site. Over half of the entire site will be subject to property taxes, generating revenue for
the City of Cambridge. By consolidating the buildings, a high level of taxable area was
maintained, while also providing additional open space. No net loss of taxable area occurred
from the re-design of the site.

The interpretive center will have a tax exempt status, however, since it will be run by
a non-profit organization. It has been determined that the size of the interpretive center is
negligible enough that the city will miss an insignificant amount of taxes. The developer will
not be affected by the decision financially. The interpretive center should, in fact, attract
more office tenants and retail to the space as it will function as a destination point, where

nothing else on the site does.
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V. Recommendations

This site serves as a microcosm of the City of Cambridge. Visitors and users will be able to
experience the identity of Cambridge — the hub of technology, education, and community — at
Discovery Park. The existing Harvard-Smithsonian Center for Astrophysics in Building 100 and the
future tenant of Building 200 represent the cutting-edge technology research that is done in the city.
Cambridge is the proud home of many of the nation’s leading universities, Harvard and MIT being
just two examples. Education is highlighted in the planned retreat/educational center next to the
Little River. The education center will have displays on its natural setting, as well as displays on the
technology being developed at the Center for Astrophysics. Lastly, Cambridge residents feel a
strong sense of community. Discovery Park will be redesigned to feature community gathering
spaces, in the form of the education center, the walking paths, and eating establishments that will
foster this energy.

The vertical scale of the site will also reflect the city’s identity. The north side of the site (the
side closest to Route 2) will feature height — a hotel/conference center that will be nine floors high.
The height near the highway will help Route 2 travelers recognize that they are entering an urban
environment, not just an office park. It will also serve as a landmark to denote the entrance into
Cambridge. Moving south through the site, the heights will lessen. In the middle of the site,
incubator-style businesses housed in buildings that are sixty feet tall will help to transition from the
tall end to the low end of the site. These buildings will be referred to in the remainder of the report
as incubator space. The southern-most portion, next to the Little River, houses Building 32, the
lowest building on the site. All other buildings along the river will be removed, opening up views to
another valuable natural amenity. The remaining building will be reused as the retreat/education
center.

The site will be developed using LEED design standards. LEED has developed standards
for new construction, as well as for existing buildings that will be used for the renovation of the
building into the nature center/museum. There are also LEED standards for retail and commercial
interiors that can be used on the hotel/conference center and its associated amenities.

The program of uses at Cambridge Discovery Park was developed around the existing theme
of “discovery”, as discussed above. The intellectual, environmental, and place-specific discovery
that the city is known for has been captured in the site design’s different elements. Everything from

the landscaping to the choice of buildings was chosen through this lens.

Cambridge Discovery Park Design Report Discovery Park Design Team

Appendix-28



Our objective is to use the design and program elements to make the site a destination.
Currently, this site does not receive much visitation after the work day is over. Most of the site’s
offices are currently vacant, so even during the daytime, the site has an empty feeling. The urban
wild receives visitors who are interested in bird watching and its natural amenities, but could serve a
greater population than it does currently.

To optimize the site location — close to public transportation, next to a major route, near
population hubs, rich in on site natural amenities — the DPDT has chosen the following elements to

include on the site:

e Nine-story conference center/hotel;

e Retreat/education center (that can also hold events);

e Expansion of existing Building 100 to include the addition of Building 200;
e Business incubator space in Building 300;

e Circumferential walking path for visitors as well as the site’s employees;

e Additional restored wetlands with increased access to the Little River; and
e Two new parking garages (one to hold 604 cars, another to hold 448).

The conference center/hotel emphasizes the urban feel of the city; the expansion of Building 100,
Building 300, and the retreat/education center emphasize the intellectual discovery occurring in
Cambridge; and the walking path and restored wetlands emphasize place-specific discovery.

Our intent in choosing these elements is that they will interact with each other so that the
site is more holistic. One element adds to another element adds to another in the hope that,
functioning as a unit, they attract businesses to the site, attract visitors and employees to recreate
here, and attract youth and families to the retreat/education center. The creation of a greater whole
through the addition of each element will then attract even more visitors and new companies to
Cambridge Discovery Park. The natural setting and walking path will appeal to business owners,
helping to fill to the newly developed Building 300, the future occupant of Building 200 will benefit
by its location next to existing Building 100 with its well-known current tenant, the
retreat/education center will bring additional visitors to the site to enjoy the newly restored wetlands

and access to the Little River.

Specific Design Recommendations
The design discussed above exemplifies the urban design principles that the group followed

in choosing the buildings and land-use program, as well as the overall site design. What follows is a

Cambridge Discovery Park Design Report Discovery Park Design Team

Appendix-29



description and design of each site component. The design of each element was done with time
restrictions. Due to that, specific design features that required more time to develop are not

incorporated into the information below.

Hotel/Conference Center

The DPDT created the hotel and conference center to fulfill the goal of a destination/retreat
theme for the site. The specific gross floor area (GFA) requirements for the uses are located in
Table 1. These areas were calculated and used for the purposes of the concept phase of this project,
and should therefore be considered best estimates. These areas would most likely be refined during

subsequent design and construction phases.

Table 1. Hotel GFA Specifications

Gross Floor Area (square feet)
Hotel & Amenities (Total) 218,000
Hotel (140 rooms) 200,000
Hotel Restaurant/Bar (100 seats) 4,000
Convenience Store 2,000
Retail Stores (6 units) 12,000

In addition to serving the destination/retreat theme of the site, the hotel was also designed
to serve as a gateway to Cambridge by siting it adjacent to Route 2 and maximizing the height of the
building to nine stories. (Figure 12) A five-story parking garage is enclosed within the hotel. The
roof of the garage is a green roof and also acts as a courtyard. This is a sustainable design feature
and provides recreational opportunities for hotel guests and other users of the site, including office
employees. The roof level courtyard is surrounded by retail space and restaurants with pedestrian
amenities, such as benches, an outdoor restaurant with café seating, and space to appreciate views of
the Little River, the restored wetlands, and the City of Boston. These views were purposefully

preserved by keeping the hotel walls low on the eastern edge of the garage.
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Fi

gure 12. Hotel & Conference Center Concept (Katie Resnick
N . =

The conference center was designed as a lower, separate structure from the hotel, with a
pedestrian crosswalk at ground level that connects the two. Pedestrian amenities, such as picnic
tables and benches, are also proposed in the area between the hotel and conference center. The
conference center is placed at the corner of the street to define the edge where the drive turns. The
DPDT would recommend the edge of the conference center at this corner be rounded, similar to

the curvature of the existing Building 15. (Figure 13)
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Figure 13. Building 15 (photo from Katie Resnick)

Retreat/Education Center

Discovery Park is a place that awaits discovery and facilitates the process of discovery,
particularly through the design and educational programming at the education/retreat center, which
we will call The Discovery Park Interpretive Center. (Figure 14) It is important to have a building
with a spacious feel that will contribute to visitors’ awareness of the outdoors, but also will attract
people during all seasons. In New England, the presence of the interpretive center will make it
possible for people to enjoy the space in the winter and in bad weather. This will ensure that the site
is suitable as a destination.

Former Building 32, which is approximately 8,750 sq. ft., will be renovated for this use. A
green roof will lessen impervious surfaces on the site, reduce runoff flowing into the Little River,
and serve as a viewing platform. The surrounding buildings will be demolished, more wetlands
restored, and a natural walking path installed to wind through the landscape and lead to the river.
Visitor parking will be on the north side of the dtive, with a drop off/pick-up loop as the only road
entering the south side. For more specific information on programming of the site, please see

Appendix I.
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Figure 14. Retreat/Education Center Concept (Nella Young)

Building 300

Building 300 has compartmentalized space on the ground floor with more typical office
space on floors two through five. The sixth floor has breakout space, conference rooms, and a
library. The building features will serve the needs of various types of office workers on site. The
ground floor will be incubator spaces for start-up companies to use while in the growth and
development stage of their business. The design of the building will allow smaller companies to
interact with larger anchor tenants and will facilitate collaboration between them. The incubator
companies will share resources such as a receptionist, copy room, and supplies. The businesses will
not have to budget for them, which will leave more resources available for research and
development. Small technical firms, as well as firms that provide services required by larger firms,
would be the ideal type of company to locate here as they will benefit from the proximity to the

other firms already on site.
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The other five floors will have more typical laboratory-style floor plans with large, open
spaces to suit whatever potential businesses may need. All tenants of the building, including the
tenants in the incubator space on the ground floor and the large tenants occupying the remaining
floors, will use the sixth floor break-out space, conference rooms, and library.

This design will meet the needs of Bulfinch Companies, Inc., the site’s developer, which
expressed the preference that the main use of the site be for office space. Bulfinch believes that
smaller tenants can occupy the space instead of restricting (through expensive overhead) the space
to only large companies. The design was inspired by the existing tenants of Cambridge Discovery
Park, as well as by factors that might attract other tenants to the area to support a mix of both

established and growing firms.

Figure 15. Building 300 Concept (Jennifer Warner)

Parking Garages

Most of the parking at Cambridge Discovery Park will be in garages, not surface parking.
This will create more room to highlight the environmental benefits of the site, and will reduce
impervious surface. The parking garages will be designed to contribute to the visual appeal and
architectural character of the site. Please see Appendix A for further details on the specifications of

the garage.
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Discussion on Housing

The DPDT made a strong rationale for omitting housing from the plan for Discovery Park.
We envision an isolated retreat, abutting a major artery, but wrapped on three sides in rich protected
natural space, thus enhancing the destination quality of the location. However, we acknowledge that
this decision should be subject to further deliberation. Our reasoning was influenced by the
isolation of the site and by the fact that it is not accessible directly from Cambridge by car. The
pedestrian access is through the protected areas that are quite dark and solitary at night. However,
input from experts has garnered the response that housing may actually be desirable in spite of these
barriers to access.

The natural characteristics of Discovery Park and the fact that the site is an employment hub
are optimal conditions for appealing to potential tenants or homeowners. Additionally, the adjacent
Special District 4A holds easily imagined potential for future amenities and services. The presence
of pioneer residents can create an incentive for the developer and city to devise creative ways to
overcome those access barriers and improve the connections to Cambridge.

The DPDT also must take into account the background of the current housing market,
which makes us feel that housing is a risk. We acknowledge that by the time this project will be
approved and construction begins, the state of the market will be different. While some developers
and planners argue that there will always be a market for more housing in Cambridge, others believe
that the current market shows us that there is plenty of housing, but not enough that is affordable.
Because of the destination quality of Discovery Park, if the housing potential is further explored, it
will be important to consider what kind of housing would truly be suitable and marketable in this
particular location, and whether additional luxury housing would be beneficial to the City of

Cambridge and its residents.
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V. Implementation

The DPDT recommends that the redevelopment of Cambridge Discovery Park occurs in

the following order:

e Phase 1 - construction of Building 200 and the parking garage

e Phase 2 — demolish all buildings north of Acorn Park Drive and prepare the site for
construction

e Phase 3 — construction of hotel and conference center, Building 300; landscaping on north
side of Acorn Park Drive

e Phase 4 — demolish all building south of Acorn Park Drive, except for Building 32; convert
Building 32 into retreat/education center

e Phase 5 — wetland restoration/park development: the natural path adjacent to the

retreat/education center will be constructed and further wetlands restored

The redevelopment of Cambridge Discovery Park will be a cooperative effort between the
DCR, the City of Cambridge, the design firm, ADD, Inc., and the developer, Bulfinch. Based on
this new site design, ADD, Inc. will develop new site plans and construction documents. Once the
design steps are completed, Bulfinch will work to construct the site and its leasing agent, Richards
Barry Joyce & Partners will actively work to find tenants for the new buildings. The City of
Cambridge will explore tax credit options for the green redevelopment of the site. The south side
wetlands restoration will be funded through the DCR, with a possible joint funding arrangement
with Bulfinch. The day-to-day management and programming of the building will be the
responsibility of FAR. Since FAR is already an active user of the site, it will be able to successfully
program the building. Harvard will help with the design of a display describing the work that they
are undertaking in Building 100.
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Appendix A

Parking Analysis
Discovery Park
Cambridge, MA
Special District 4

Constraints:

Maximum number of Parking Spaces: 1,052
Maximum GSF: 850,000
Parking | Parking
Spaces | Spaces
Input Unit GSF (min) (max)
Office Space
General Office Space 300,000 sf 300,000 375 750
Buildings 100 and 200 280,500 sf 280,500 268 535
Hotel & amenities
rooms (and 200,000
Hotel 140 sf) 200,000 70 70
Hotel Restaurant/Bar 100 seats (and 4,000 sf) 4,000 20 40
Convenient Store 1 2,000 sf store 2,000 2 3
Retail Stores 6 2,000 sf shops 12,000 18 24
Conference Center & Instructional
Rooms
Conference Center 200 seats (and 10,000 sf) 10,000 20 40
2,000 sf Instructional
Instructional Rooms 4 rooms 8,000 24 24
Museum 10,000 sf 10,000 10 10
Total 826,500 807 1,496
Maximum 850,000 1,052 1,052
Difference 23,500 245 -444
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Appendix B

Existing Nature Center Examples

Mass Audubon’s Boston Nature Center

Located in Boston’s Mattapan neighborhood, the center was the first green building built in
the city. It was built through a partnership between Mass Audubon and the City of Boston
through the George Robert White Fund. This fund is a public charitable trust of the city. It
builds facilities and then leases them out at no charge to city agencies and non-profits that

will utilize them.

The building uses several green techniques to lessen its impact on the environment. It has a
geothermal heating system, photovoltaic shingles, and a solar hot water system. The
building’s tight building envelope maximizes energy and water efficiency. Environmentally-
sound building materials are utilized, such as certified sustainably-harvested lumber, products

with recycled content, and local sources, such as Roxbury Puddingstone.

The Nature Center is a community-based education center and wildlife sanctuary. It engages
with the diverse community in which it lies, demonstrating the role that humans have in the
natural world and how we interact with other living beings. More than 20,000 visitors come
to the center each year. The site provides environmental education programs to over 40

Boston elementary schools.

For more information on this site, visit

www.massaudubon.org/Nature_Connection/Sanctuaries/Boston/index.php.

Mass Audubon’s Broad Meadow Brook Conservation Center and Wildlife Sanctuary
Located in Worcester, the wildlife sanctuary has over 400 acres of fields, woods, streams,

and marsh. With a diversity of wildlife, the center is an oasis in a highly urbanized city. The
center has interpretive exhibits, including a 3-D model of the sanctuary and a wall-to-ceiling

map of the Blackstone River watershed.
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In 2007, over 400 students from 18 Worcester elementary school classes learned about math
and science through the Real World Math and Science Program. The sanctuary also hosts

tield trips from nearby schools.

For more information on this site, visit

www.massaudubon.org/Nature_Connection/Sanctuaries/Broad_Meadow/index.php.
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Appendix C

Existing Green Building Examples

Monona Terrace Community and Convention Center, Madison, W1

This large conference center in downtown Madison is unique in that it is also a public space.
Public facilities include a bike path and walkway. The path can be accessed from the
building. In fact, the building has a unique elevator that allows for three bicycles and their
riders. Also accessible to the public is a café, a “Hall of Fame Room” with exhibits on well-

known Madison residents, an Otis Redding memorial, and a rooftop garden.

King Street Center, Seattle, Washington
The King Street Center was built for the King County Department of Natural Resources and

Parks and the Department of Transportation in 1999. The building used a variety of green
building techniques. A short list of some of them include new tiles made from recycled beer

bottles, toilets that flush with rainwater, and recycled carpet — 32,000 square yards of it.

By installing energy efficient lighting and heating systems, the county saved over $100,000 in
energy costs in the first two years the building was open. This fact helped the building win

an Energy Star Award from the Environmental Protection Agency in 2001.

For more information on this building, please see

www.usgbc.otg/chapters/cascadia/king.pdf.

Marilyn Blusson Learning Centre, 1 anconver Aquarinm
The Marilyn Blusson Learning Center was opened in November 2006 and was designed to

LEED Gold standards. It is the first LEED Gold building in a zoo or aquarium. Some of
the green features include low-flush toilets, a rainwater harvesting system, an efficient

cooling system, and a living green wall.

For more information on this building, please see

www.gteenroofs.com/projects/pview.php?id=552.
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Appendix D

Existing Innovative Parking Facilities

Commmunity Hospital, Indianapolis, IN, Cambridge Architectural Mesh

The new six-level parking garage structure installed at the Community Hospital in
Indianapolis utilized architectural mesh that is an improvement aesthetically over other

parking garage materials, yet still functions well and does not increase costs prohibitively.

For more information on this building material, see

www.cambridgearchitectural.com/Project.aspx?ID=33.

Los Angeles City College
The college’s Student Admissions Building and Parking Garage were designed to LEED

standards. The design allows for daylight to penetrate the entire facility. The parking garage
will include an efficient air distribution facility to promote energy efficiency and indoor air
quality. The photovoltaic roof will provide 30% of the total energy requirements of the
building.
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Pennington Street Garage, Tucson, AZ
The garage is a mixed-use facility with a 12,000 square feet ground floor mixed-used office

and restaurant space. The facility also holds 750 parking spaces that is the city’s first 24-hour
parking structure. The site has solar panels that provides 50Kw of electricity and shade to

vehicles on the rooftop.
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Appendix E

Bylaws/Funding Sources

Metropolitan Area Planning Conncil

Flexible Parking Requirements

Parking Requirements That Fit Your Community

Most communities have standards for the minimum amount of parking required for new
developments written into their zoning code. These minimums are generally based on the
Institute of Transportation Engineers Parking Generation Handbook and/or other
communities' parking requirements. But the ITE Handbook was always intended to be used
in conjunction with information about local conditions, and the local conditions will vary
from one community to another, so generic standards may be a poor fit for local needs.

One way to improve on generic parking requirements is to allow flexibility based on certain
considerations, such as:

e access to transit (the frequency and quality of the transit service will also be a factor);

e presence of nearby complementary destinations within walking/biking distance
and/or potential for shared parking;

e expected demographics for residential developments (age, income, other auto-
ownership factors);

e overall auto ownership rates in the community;

e implementation of programs to reduce demand for parking, such as parking cash
out, unbundled parking, priority parking for carpools, bike parking spaces, or car
sharing; and

e parking studies providing data to support requests to reduce or increase parking.

Todd Litman of the Victoria Transport Policy Institute offers some guidelines for the level
of parking reduction appropriate based on the factors above and others in the table below.
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Table 1 Parking Demand Adjustment Factors (1, 3, 15)

Factor Description Typical Adjustments
Geographic Wehicle ownership and nse rates | Adjust parking requirements to reflect variations identified in
Location in an area, census and travel survey data,
Residential Wumber of residents or housing Reduce requirements 1%6 for each resident per acre: Reduce
Density iuts per acre/hectare., requurements 15% where there are 15 resudents per acre, and
300 if there are 30 residents per acre.
Emplovment | Number of employees per acre. Reduce requiremnents 10-15% i areas with 50 or more
Density employees per gross acre.
Land Use Mix | Range of land uses located within | Reduce requirements 5-10% in mixed-use developments, and
convenient walking distance. mwoie with shared parking.
Transit Nearby transit service frequency | Reduce requirements 10% for housing and employment
Accessibility | and qualiry. within %4 mile of frequent bus service, and 20% for housing
and employment within ¥4 nule of a ral transit station.
Carsharing Whether a carsharing service is Reduce residential requirements 5-10% if a carsharing
located nearby. serviee is located nearby, or reduce 4-8 parking spaces for
each carshare vehicle m a residennal building.
Walkability Walking environment gquality, Reduce requurements 5-15% in walkable commumties, and
mwre if walkability allows more shared and off-site parking.
Housing Whether housing are owned or Reduce requirements 20-40% for rental versus owner
Temure rented. o¢cupied housing.
Pricing Parkang that 1s priced. unbundled | Reduce requirements 10-30% for cost-recovery pricing {i.e.
or ¢ashed out. parking priced to pay the full cost of parking facilities).
Unbundling Parking sold or rented separately | Unbundling parking typically reduces vehicle ownership and
Parking from building space. parking demand 10-20%.
Parking & Parking and mobility Reduce requirements 10-40% at worksites with effective
Mobility NNA gement programs are parking and mobility management programs.

Management | implemented at a site,

Contingency | Use lower-bound requirements if | Reduce requirements 10-30%, and more if a comprehensive
Plan a contingency plan exasts, parking management program is mmplemented.

This table summarizes various factors that affect parking demand and parking requirements.

Providing flexibility in minimum parking requirements can be accomplished either by
allowing the relevant permitting authority discretion to reduce the number of spaces required
based on those factors, or by establishing more specific criteria that will allow for reductions
in required parking by right. The advantage of setting out the criteria specifically and
allowing reductions automatically is that developers will know up front how many spaces
they will be expected to provide.

Another option is to allow on-street parking spaces to count towards off-street parking
requirements in certain situations.

Local examples:

e The City of Somerville allows a 20% reduction in required parking spaces for any
non-residential use located within 1000 feet of a rapid transit station, or a reduction
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of up to 20% if it can be demonstrated that the use will need fewer spaces than
required in the bylaw, such as for facilities serving the handicapped or where auto
ownership is especially low.

e The City of Newton has lower minimum parking requirements for state or federally
subsidized low-income or elderly housing developments.

¢ The Town of Braintree allows reductions in required parking as part of a special
permit or site plan review based on completion of a parking study meeting the given
requirements and determination that the parking to be provided will be adequate.

e The Town of Belmont allows the Planning Board to reduce parking requirements
based on age or other characteristics of site users and on implementation of parking
demand mitigation strategies, and allows projects in one Local Business district to
count on-street parking in some circumstances.

e The Town of Norwood allows reductions based on the same critetia, allows on-
street parking to count towards requirements in some Special Districts, and has
reduced requirements for residential uses in the CBD.

e The City of Weymouth allows non-residential uses in the Neighborhood Center
District to count nearby on-street parking towards minimum off-street requirements
in some cases.
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Appendix F

Green Building Tax Credits
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Appendix G

B Friends of
Alewife
Reservation
™ (FAR)

Draft Environmental Impact Report - Belmont Office/R&D
Building
Response from Mary L. White - May 2003

May 8, 2003

Ms. Ellen Roy Herzfelder, Secretary

Executive Office of Environmental Affairs

MEPA Unit, Attn: Laura Rome, EOEA No. 12376R
251 Causeway Street, Suite 900

Boston, MA 02114

Re: Belmont Office/R&D Building - EOEA #12376R
Draft Environmental Impact Report

Dear Secretary Herzfelder:

| appreciate the opportunity to comment on the Draft Environmental Impact Report (DEIR)
for the Belmont Office/R&D Building project. The DEIR indicates that the Belmont
Office/R&D Building is a proposed 245,000 square foot (SF), four story, office or research
and development building with an approximate footprint of 66,108 SF. It also includes a
three level parking structure with 658 spaces, 32 spaces beneath the building and surface
parking with 103 spaces. Approximately 4.4 acres of impervious area (roof, parking
garage, and driveways) will be constructed. An FEIR should be required to address the
following comments:

1. How specifically will the proponent monitor the goal of enhancing significant upland
habitat and enhancement of public recreation over time?

2. The City of Cambridge is currently conducting a public planning process for business
development in the Concord Ave./ Alewife area. Could a creative transfer of development
rights be given to the Town of Belmont for allowing a sustainable development in an
already developed area such as this Concord Ave. area, for open space saved in the
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watershed of the Alewife Reservation?

3. Management of sanding operations and spring sweeping appears to be an existing
problem on Frontage and Acorn Park Drive. | have witnessed a landscape company
blowing the sand off the roadways into the wetland areas. The proponent should commit to
implementing Best Management Practices in this area by ensuring sand will be picked up
and removed from the area.

4. The proponent did not conduct an independent habitat evaluation and did not
methodically address impacts to specific species and mitigation for those impacts. There is
no evidence of the qualifications of a wildlife biologist hired by the proponent. This project
should be consistent with wildlife habitat guidelines being developed by Division of Fish
and Wildlife and U Mass. and DEP, Mike Stroman and Nancy Reed. The proponent should
map the ranges of the wildlife necessary to sustain existing populations regarding food,
shelter, migratory needs, over wintering, and breeding areas. The issues concerning
shading to wildlife, and canopy removal was not addressed.

Vegetative alteration can affect changes in light, heat, noise, humidity, soil temperature
and changing chemical composition of soil. Proponent should demonstrate that isolated
and cumulative impacts would not result in detectable decreases in wildlife abundance and
diversity. What is the significance for the region if this habitat is developed or altered?
Silver Maple forests of this age, within close proximity to the city are a unique treasure and
should be preserved.

Thank you for the opportunity to comment. If you have any questions or need additional
information, please contact me at (617) 868-7591.

Sincerely,

Mary L. White

175 Harvey St. #9
Cambridge, MA 02140
mikearnott@juno.com
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MYSTIC RIVER WATERSHED ASSOCIATION
20 ACADEMY STREET, SUITE 203
ARLINGTON, MA 02476

August 23, 2004

Ellen Roy Herzfelder, Secretary

Executive Office of Environmental Affairs
Attn: MEPA Office

EOEA No. 13312, Nicholas Zavolas

100 Cambridge Street, Suite 900

Boston MA 02114

Dear Secretary Herzfelder:

The Mystic River Watershed Association (MyRWA) is a non-profit organization dedicated to
protecting and restoring the watershed’s water quality, open space, and habitat. The Mystic
River Watershed includes the Little River, which is the site of the proposed Cambridge
Discovery Park redevelopment. MyRWA has previously submitted comments to the City of
Cambridge Conservation Commission in response to a Notice of Intent (NOI) filed under
the Wetlands Protection Act submitted by the Applicant. I am attaching a copy of our letter
to the Cambridge Conservation Commission, which addresses specific concerns with
stormwater management and flooding issues.

The proposed redevelopment is located adjacent to Little River and immediately upstream of
Alewife Brook, which are areas of special concern to us because of their important role in
water quality, flooding, and future recreational uses. The poor water quality and flooding
problems that plague the Alewife area have been well-documented and are the result of
many poor land use planning decisions in the past. These decisions have not taken into
account the flat topography of the area and the poor condition of much of the sewer
infrastructure. Each decision about development can be portrayed as a minor contributor to
the overall problems. The cumulative effects have been dramatic, however. It is clear that
the area’s wastewater infrastructure and capacity to control flooding are already inadequate,
and the affected municipalities are just now beginning to deal with the high costs of past
development decisions.

MyRWA believes that the proposed redevelopment of Cambridge Discovery Park can offer
important economic benefits to the community, and also provide an opportunity to improve
water quality, reduce flooding, and reclaim open space. Many sites developed in the past did
not meet adequate standards for stormwater and wastewater management, and provided
little open space benefit to the public. Well-designed redevelopment can correct these past
errors, and contribute to the recovery of local watershed resources.

The proposed redevelopment has implications for three environmental issues of concern to
MyRWA: water quantity (flooding), water quality, and open space. MyRWA offers the
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following comments based on the Environmental Notification Form (ENF) submitted by
the Applicant and the Phase I Waiver Request.
Phase I Waiver Request

In accordance with MEPA regulations, approval of the waiver must meet the specified
conditions of the regulations and requires a demonstration that there will be no significant
damage to the environment from allowing the early construction of Phase I of the project.

It is MyRWA’s opinion that not enough information has been provided in the EENF to
support the claim that there will be no significant damage to the environment from the
construction of Phase I. In particular, the EENF does not provide adequate information
regarding stormwater management and open space reclamation. Nevertheless, MyRWA
would not oppose the Applicant’s request for the Phase I waiver for the project, provided
that the Applicant fully comply with the Stormwater Management Standards, as discussed
below, and demonstrate in filings under the Wetlands Protection Act that the Phase I project
will result in a net reduction in flooding and stormwater pollution.

Phase I of the project provides a unique opportunity to begin the long-sought restoration of
portions of Cambridge Discovery Park and the adjacent former MDC parking lot. As
proposed, the former MDC parking lot would be abandoned during Phase 1. We believe that
the parking lot should not only be abandoned for parking use but should also be restored
during Phase I of the project. The restoration of the parking lot represents a major
environmental benefit of the project; simply abandoning the parking lot does provide any
environmental benefit, because the site remains impervious and the open space and habitat
value of the land is not realized. MyRWA is also concerned that, if Phase I proceeds as
proposed, the parking lot may never be restored should the final project be postponed or
cancelled.

EIR Scope and Schedule

MyRWA requests that a one-year deadline be established for the EIR, given the uncertainty
about the timing of later Phases of the project. If later stages are not fully defined within the
next year, the EIR should address the Phase I project and the most likely current plans for
the later stages.

We also request that the required scope for the EIR include the following issues:

Alternatives Analysis

The EIR should analyze the no-build alternative to establish baseline conditions. That
baseline should be the condition prior to completion of Phase I, not the post-Phase 1
conditions, so that the fill impact of the redevelopment can be determined.

The EIR should also evaluate variants to the proposed site layout in order to determine
which site layout will minimize overall water quality impacts, particularly by configuring
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buildings and other impervious surfaces as far away from the river and the wetlands as
possible.

Flooding and Stormwater Management

The EIR should provide a detailed analysis of the flooding and stormwater impacts of the
proposed development, and should include aggressive options for reducing those impacts.
The entire site is located in the 100-year floodplain, and should never have been built on in
the first place. The hydrology of the subbasin is complex, and includes backflow of water
from Alewife Brook waters into the MWRA interceptor sewers in storms of greater intensity
than the one-year storm. During the last eight years, there have been four major floods that
have closed parts of Route 2 or Alewife Parkway or both. Storms also frequently cause
combined sewer overflows (CSOs) into Alewife Brook in Cambridge. The CSO discharges
and other sources of wet-weather bacteria contamination, in combination with the flooding,
result in exposure of residents to sewage-contaminated waters, as well as preventing the local
waters from meeting swimming and boating water quality standards. Because of the severe
existing problems with flooding and stormwater contamination, it is very important that
each stage of the project include evaluation of a range of alternatives for reducing these
problems.

The EIR should provide detailed information pertaining to the adequacy of the drainage
infrastructure to handle changes to the site hydrology. MyRWA’s letter to the Cambridge
Conservation Commission (attached) presents our questions about the drainage structures.

The EIR and the Applicant’s filings with the Cambridge Conservation Commission should
demonstrate consistency with the DEP Stormwater Management Policy in detail. The
Application should be required to meet the Stormwater Management Standards to the
maximum extent practicable, as required by the Policy, and not just provide a minor
improvement over existing conditions. The project design should aim to achieve the
standards for new developments (e.g., 80% TSS removal), and any cases in which those
standards are not achieved should be justified. In addition, the stormwater management
system should do more than simply prevent an increase in peak flow, but instead should
result in a net reduction in flood levels and duration.

MyRWA recognizes that we are recommending a higher-than-usual standard for a
redevelopment project, but we believe that higher standards must apply when considering
such a large project in an area that is already subject to severe flooding and water quality
problems. We encourage the Applicant to consider a full range of options, including storage,
minimizing impervious areas, increasing recharge, water capture and reuse, and the various
Low Impact Development (LID) practices, to address these problems. Among these
options, the Applicant should include restoration of the stream bank to a more natural
vegetated state, when the buildings are finally removed from the adjacent areas.

Sewer Generation and Mitigation

The full build-out will increase wastewater flows from the site by 18,500 gpd. The Applicant
notes that the existing site sanitary sewer infrastructure is in fair to poor condition, with an
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additional estimated groundwater infiltration rate of 11,000 gpd. The Applicant intends to
upgrade the sanitary sewer system during the full build-out to reduce groundwater
infiltration. MyRWA is pleased that the Applicant is committed to upgrading the existing
infrastructure at the site. We are encouraged that the Applicant is considering on-site storage
tanks for sewage, since such an action would likely reduce pollutant loadings during very
large storm events. The EIR should investigate additional methods of limiting the projected
increase in wastewater flows due to the larger total building space. Finally, the EIR should
consider funding of infiltration/inflow reduction elsewhere in the Alewife subbasin as
another method for mitigating for the added wastewater volumes from the proposed
development.

Construction Impacts

All construction sites should be protected to trap site runoff and prevent siltation. The goal
should be to prevent any further impacts on Alewife Brook and Little River, which are
already suffering from very evident siltation problems. The EIR should indicate how the
construction site will be protected, including during 10-year flood events.

Open Space

The EENF does not clearly define the scope and phasing of restoration of the former MDC
parking lot. As discussed above, MyRWA believes it is imperative to not only abandon the
lot during Phase I, but to restore it as well. In addition, the EIR should show how the
project will be consistent with the Department of Conservation and Recreation’s Master
Plan for the Alewife Reservation.

Conclusion

Thank you for considering these comments and questions. Please contact me if you have any
questions about this letter, or if MyRWA can be of further assistance in your review of this
project.

Sincerely,

Nancy Hammett
Executive Director
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Appendix H

Environmentally-Beneficial Concrete
A Concrete Step Toward Cleaner Air

Visitors to the Venice Biennale can check out the smog-eating cement that Italian
inventors claim will help cities clean themselves

Painting the Town

The Big Bite
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Keeping 1t Clean

www.LunchOverlP.com

http://www.businessweek.com/innovate/content/nov2006/id20061108 116412.htm?camp
aign id=Dbier innv.g3a.rssm1109¢
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PILAN FOR SMOG-EATING CONCRETE BARRIER EARNS AWARD

http://www.theconcreteblog.com/?page id=70
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Appendix |

A Place to Discover: The Discovery Park Interpretive Center

Planning for Discovery Park: Throughout the planning process of the Discovery Park project, our
team has discussed the importance of education on the site. We have deliberated over whether a
museum ot exhibition/education space can be designed on the site in such a way that it would attract
an organization to inhabit it, or in such a way that the space could be modular and usable for various
educational, conference, and event purposes. We also wrestled with whether to leave the south side
of Acorn Park Drive (the “stewardship” side) free of buildings, or whether a building can promote
“stewardship” and encourage further education, interaction, and affection in regards to the natural
aspects of the site. The current plan is to create a path loop that borders a new restored wetland and
allows access to the Little River. We agreed to build an outdoor structure that is a deck and bird
observation platform, to create a visual focus and a sense of physical space designed for human use.
One issue we felt restricted by in our decision is whether to design a dedicated education space
without an organization committed to running. We also struggle with whether nonprofit tax
exemption would be a potential disincentive to the city of Cambridge and the developer supporting
this building. We have decided not to build a specific interpretive center, but instead to create a
conference center with some education and exhibit space and programming in the common areas.
This is still not a firm decision, but we have tentatively ruled out any building on the south side of
Acorn Park Drive. In an ideal world, we would have an interested party that we could design an
education-focused space for. I have imagined the Interpretive Center that could exist, given the right
conditions.

I believe that the wetlands on the west side of this site should remain protected non-
recreational habitat. The east-side restored wetlands will remain an active DCR monitoring project
with the path connecting to Alewife, but I think they should be left to those purposes with no

additional recreation focus. The south side of Acorn Park Drive is currently a parking lot with 4
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buildings that block access to the Little River. The goal is to create a destination for the public to
come to, enjoy, and learn from. The question is whether a building will enhance or detract from the
experience. I can imagine a building that could enhance the experience and learning of the visitors.
The DCR is involved in the wetlands restoration, and the Mystic River Watershed
Association and Friends of Alewife have been strong advocates for conservancy. They also represent
many of the people who currently use and love the natural aspects of the site. Ideally, and I
recognize that this may be an entirely utopian vision, one of those groups would take on the
management of this building and programming. For the purpose of envisioning the potential, I have
relied primarily on the Friends of Alewife website to define the current uses and knowledge of the
site. It includes a broad scope of people who relate to the site, from artists to church groups to
birdwatchers. I will present the concept and reasoning for the building’s siting, design, systems, and

programming.

Vision: Discovery Park is a place that awaits discovery and that facilitates the process of discovery. It
is situated as a gateway to Cambridge from the West, approached from Arlington, MA, along Route
2. Cambridge, MA is a hub of education, history, technology, and culture. The entire site of
Discovery Park will address these various identity characteristics, and the Interpretive Center will play

a role in that — especially in the education aspect.

Approaches: Envision the transition from the traffic, speed and pavement of Rt. 2 and the
congested suburban streets and off ramps alongside it, or from the dark, monolithic, concrete
parking lot of the Alewife T station to the tree-lined walking path and boulevard of Acorn Park
Drive, to the office buildings and conference center on the north side of Acorn Park Drive, to the
verdant wetlands and river on the South Side of Acorn Drive. The transition from urban life to the
natural setting is eased by the welcoming Interpretive Center — smaller, more human-scale, more

friendly and approachable than the other buildings — it inspires curiosity. Immediately the viewer
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asks, “What is the story of this building?” “What is the story of this place?* “How do I fit in?” And

instinctively the viewer knows, “This building will help me learn. It will guide me to those answers”.

How does the viewer know this? When we experience and learn about a place, we usually don’t
first approach it from a disciplines framework, but bring our observational skills and curiosity, and
also any training or background knowledge we may already have, to the situation. Discovery Park has
already been explored and loved by many neighbors and users of the natural features of the site.
Local artist, Sarah Leon, has done paintings of the Silver Maples. Birders frequent the rich habitat
area. A church group celebrates the solstices on the site. The Department of Conservation and
Recreation and the City of Cambridge have created zoning to restore and protect wetlands. The
issues of hiding versus revealing the river and protection versus recreation on the site are full of
interesting learning and choices that could be peeled open to educate the public in this space. Design

can open up the question of whether this is habitat for animals or humans.

Questions: How can you balance the elements and the human/animal needs here on this site? What
is special and worth protecting? How does this relate to the larger world?

What can we learn from the building? How can the building and the environment interact? What
views are highlighted? How does the building act as a steward of the environment? Can we learn
from the systems of the building? How do people discover the building? How do they know what it

is for? How does it welcome visitors young and old?

Siting: The Interpretive Center will be a re-use of an existing building. It is a single-story brick
building, currently called Building 32. The other buildings on the south side of Acorn Park Drive
will be demolished. The visitor parking will be on the north side of the drive, with a drop off/pick
up loop as the only road entering the south side. From Lake Street and the west entrance, visitors
will see an expanse of recreation and conservation space before turn to see the Interpretive Center

on the right. From the Rt. 2 and the bike path on the east side, the building will be visible behind the
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recreation land. The area that is now the South 1 Lot would have a “figure 8” loop path with
wetland plants in the center of each loop, so the building will emerge from behind as visitors
approach. From the parking area, the approach will be direct, with an open, straightforward view
and a smooth brick or paved walking path. From the bike path, visitors will have the choice to walk
along the sidewalk and enter straight on, or to join the loop path and approach the building through
the recreation area. The loop will be shaped more like a “B” than a figure-8, so that the two circles
will meet at the south side of the space rather than the center. This will be a gathering point with a

broad deck and picnic tables and a boardwalk to the river.

Design Details: All visitors, whether approaching from the drop-off loop or the walking path, will
enter by the same door, in the center of the building. The existing building will be painted an earthy
tone, with an added metal or wood awning to shade the entrance and to frame it with more
architectural detail than it currently has. It is important to have a building with an open feel to
create an awareness of the outdoors, but also to attract people during all seasons, to make it possible
for them to enjoy the space in winter and bad weather and to ensure that this site becomes a
destination.

The center of the building will be the common space, with classroom and meeting spaces on
the sides. The entrance will be widened and windows added to create a more permeable feel between
the building and the outdoors. The river-side of the common space will have a large sliding wall that
can be opened like a garage door out to the back deck, which will connect to the east side deck.
Steps from the deck will lead to the green roof, which will be either reinforced or built over to
support the weight of the plants and people walking across. On the west side of the green roof will
be a birding tower, with a spiral stair down to the west side deck. Views of the river will be
highlighted both inside and from above the building. The common and classroom space will be
designed for active learning and for following a path of exploration. Adjoining the common space

will be a library/learning area with couches and chairs and tables for doing drawings, reading, writing,
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looking with magnifying glasses. Additional rooms will be for classes, lectures, meetings, or events,

with at least one equipped for media viewing,.

Systems: On the north side of Acorn Park Drive, the focus of the green design and building
techniques have a technology and performance focus. On the south side, the goal is to have
transparent green systems to contribute to stewardship and education. In addition to creative re-use
of the building, some ideas are: Solar walls for heating, a green roof for cooling, a bio-filtration
system for wastewater treatment — possibly combined with the green roof or located within the

spaces created by the drop-off circle.

Programming: Programming at the Interpretive Center will take many forms, but it will be strongly
influenced by a sense of place. This should include permanent signage and transparent systems as

well as, exhibitions, classes, workshops, lectures, and projects that highlight the site’s rich natural and
human heritage. Art, history, green design and systems education, spirituality, botany, environmental

science and engineering, study of the wetlands habitat can all be incorporated in the programs.

Conclusion: Why it is an improvement to have an interpretive center on this site?

The building will create a draw and will also sustain people’s interest in the site. It will create year
round access and educational opportunities. Discovery Park will attract more people and families if
they know there is an indoor space to retreat to in bad weather and a source of entertainment and
structured exploration. This also means that more people will learn from this special location, learn

about it, and hopefully come to cherish it and act as environmental stewards as a result.

-- written by Nella Young
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	 Boston Nature Center, Mattapan, MA 
	Monona Terrace Community and Convention Center, Madison, WI 
	 
	 Lake Monona Bike and Pedestrian Path;   
	 State of the Art Meeting Facilities; 
	 Roof top Garden open to the public; 
	 LEED Silver certification; 
	 Community Events and Lectures;   and a 
	 Winter Farmers Market. 
	29 Garden Street, Cambridge, MA 
	Potential User Needs 
	 
	Amenities Inventory 

	Transportation (see Figure 11) 
	 
	A Concrete Step Toward Cleaner Air 
	Visitors to the Venice Biennale can check out the smog-eating cement that Italian inventors claim will help cities clean themselves 
	Painting the Town 
	The Big Bite 
	Keeping It Clean 
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