City of Somerville

PLANNING BOARD
City Hall 3™ Floor, 93 Highland Avenue, Somerville MA 02143
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DECISION
PROPERTY ADDRESS: 375 Harold Cohen Way
CASE NUMBER: ZP24-000118
OWNER: Street Retail LLC
OWNER ADDRESS: 455 Grand Union Blvd, Suite 600, Somerville, MA 02145
APPLICANT: VHB, Inc.
APPLICANT ADDRESS: PO Box 9151, Watertown, MA 02471
DECISION: Approved with Conditions (Site Plan Approval)
DATE OF VOTE: "~ May 1, 2025
DECISION ISSUED: May 9, 2025

This decision summarizes the findings made by the Planning Board (the “Board”)
regarding the Site Plan Approval application submitted for 375 Harold Cohen Way.

LEGAL NOTICE

Street Retail, LLC, seeks a Site Plan Approval (ZP24-000118) with Special Permit
(ZP25-000034) to develop an 8-story general building in the Assembly Square Mixed-
Use District (ASMD) subject to Assembly Square Planned Unit Development-
Preliminary Master Plan, Case # PB 2006-59 (as amended), and is seeking waivers for
dimensions of maneuvering aisles, an updated TIS, a scale model, minimum parking
requirements, and the right of first refusal. )

RECORD OF PROCEEDINGS

" On March 20, 2025, the Planning Board held a public hearing advertised in accordance
with M.G.L. 40A and the Somerville Zoning Ordinance. Present and sitting at the public
hearing were Board Members Vice-Chair Amelia Aboff, Clerk Jahan Habib, Michael
McNeley, Lynn Richards, and Alternate Luc Schuster. The case was opened but no
presentation or discussion took place. The Board continued the public hearing.

On April 17, 2025, the Board resumed the public hearing. Present and sitting at the
public hearing were Board Members Chair Michael Capuano, Vice-Chair Amelia Aboff,
Clerk Jahan Habib, Michael McNeley, Lynn Richards, and Alternate Luc Schuster. The
Applicant gave an overview of the need for design guidelines as part of the Planned
Unit Development — Preliminary Master Plan (PUD-PMP}) requirements that govern the
Assembly Row project (case ZP24-000124) prior to the joint hearing with the Land Use
Committee of the City Council. When the Planning Board reconvened, the Applicant
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presented the material for the Site Plan Approval (ZP24-000118) with Special Permit
(ZP25-000034). The board discussed the visual permeability of the ground floor along
Grand Union Boulevard, the utility requirements to meet Passive House standard, the
paving material on the open space under the building, stormwater management, and
the landscape design to improve the pedestrian experience. The Board continued the

public hearing.

On May 1, 2025, the Board resumed the public hearing. Present and sitting at the public
hearing were Board Members Chair Michael Capuano, Vice-Chair Amelia Aboff, Clerk
Jahan Habib, Michael McNeley, Lynn Richards, and Alternate Luc Schuster. The
Applicant made a presentation of the updates to the landscape plan in response to the
board’s questions and comments.

PLANS & DOCUMENTS

Application plans, documents, and supporting materials submitted and incorporated are

identified below.

Document Pages | Prepared By Date Revision Date
Block 9/375 Harold Cohen 24 DiMella Shaffer February 13, wa
Way Building Plans 24 Famnsworth Street, Boston, MA 02210 2025
Block 9/375 Harold Cohen 12 VHB, Inc .| February 13, i
Way Civil Site Plans 260 Arsenal Plage #2, Wateriown, MA 02472 | 2025
Block 9 Assembly Row Wagner Modgson Landscape Architecture February 13
Overall Streetscape, Planting | 6 7 Marble Avenue, Burlingion, VT 05401 2025 ' | March 20, 2025
Plan, & Sections
Block 9 Assembly Row 34 VHB, Inc February 13, nia
Zoning Compliance Narrative 260 Arsenal Place #2, Waterfown, MA 02472 | 2025
Block 9 Assembly Row 3 VHB, Inc Febtuary 13, nfa
Requested Waivers 260 Arsenal Place #2, Watertown, MA 02472 | 2025
Block 9 Assembly Row 3 VHB, Inc February 13, nia
Exacutive Summary 260 Arsenal Place #2, Watertown, MA 02472 | 2025
Block 9 Assembly Row Linnean Solutions August 23
Passive House Feasibility 19 11 Stearns Street, Cambridge, MA 02138 2024 ! na
Study -
Biock ¢ Assermnbly Row Linnean Solutions November 11,
LEED Narative 49 11 Steams Street, Gambridge, MA 02138 | JUn8 92024 1 004
Mobility Management Plan 6 City of Somerville November nia
Final Decision 93 Highland Ave, Somerville, MA 02483 25, 2024
375 Harold Cohen Way — VHB, In¢ October 25
Block 9 Transportation 27 260 Arsenal Place #2, Watertown, MA 02472 2004 ’ February 13, 2025
Access Plan
Block 9 Bike Parking Plan i DiMella Shaffer February 5, nia
24 Farnsworth Strest, Boston, MA 02210 2026

SITE PLAN APPROVAL FINDINGS

In accordance with the Somerville Zoning Ordinance, the Board may approve a Site
Plan Approval upon making findings considering, at least, each of the following:
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1. The comprehensive plan and existing policy plans and standards established by
the City.

The Board finds that this project supports the goals laid out in SomerVision 2040, the
City’s Comprehensive Master Plan, including the following:

o Reduce the carbon footprint of Somerville's buildings through green technology
and higher energy efficiency.

e Investin the growth of a resilient economic base that is centered around transit,
generates a wide variety of job opportunities, creates an active daytime
population, and secures Somerville's fiscal self-sufficiency.

¢ Promote a dynamic urban streetscape that embraces public transportation,
reduces car dependence, and is accessible, inviting, and safe for ali pedestrians,
bicyclists, and transit riders.

The proposal will provide new residential units, that are required to meet sustainability
standards in the stretch energy code, in a neighborhood that is well-served by transit.
As.a walkable and bikeable 24-hour neighborhood, Assembly Square provides an
opportunity for residents to work where they live, reducing greenhouse gases generated
by vehicular commuting, within the existing service and sales industries as well as the
growing research & development sector.

2. The intent of the zoning district where the property is located.

The Board finds that the proposal will amply support the intent of the Assembly Square
Mixed-Use (ASMD) zoning district which is, in part:

« To implement the recommendations of SomerVision for transformational
redevelopment.

« To redevelop underutilized areas within close walking distance to the Assembly
Square T-station with mixed-use, mid-rise and high-rise, transit-oriented
development that will support the transformation of Assembly Square into an
urban commerce center.

« To improve utility infrastructure, thoroughfares, off-street pedestrian and bicycle
paths, and physical connections to surrounding areas, including East Somerville,
Ten Hills, and Sullivan Square.

375 Harold Cohen Way (Block 9) continues the development of the Assembly Square
neighborhood and meets the intent of the current zoning district.
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3. Mitigation proposed to alleviate any impacts attributable to the proposed
development.

The Applicant has made efforts to design beyond the PUD requirements to which the
project is held and has closely approached the standards and requirements specified in
the current zoning ordinance.

4, In addition to the review criteria for all Site Plan Approvals., the review board
shall make findings considering the following:
a. Consistency with the ASQ Plan.
b. Conformance with an approved Master Plan Special Permif and any other
Special Permits applicable to the subject lot

- The Board believes that the proposal will assist in the planning goals set for
neighborhood by the October 2000 Assembly Square Planning Study and ongoing work
on the Assembly Square Neighborhood to facilitate the ongoing transition from a
regional retail, industrial, warehouse/distribution, and rail yard, fo a vibrant, walkable
and bikeable, 24-hour neighborhood featuring residential, retail, restaurant and
entertainment, office, and open space, as well as a regional jobs center for the biotech
industry.

The Board also finds that the attached Appendix A: Application Requirements identifies
the required documentation, Appendix B: Required Findings of Fact demonstrates
consistency with the PUD, and Appendix C: Future Requirements for SPA/SP that
include the specific requirements for each subsequent submittal of development
projects have been met.

DECISION

Foliowing public testimony, review of the submitted plans, and discussion of the
statutorily required considerations, Chair Michael Capuano moved to approve the SITE
PLAN APPROVAL to 375 Harold Cohen Way, for an 8-story general building in the
Assembly Square Mixed-Use District (ASMD) subject to Assembly Square Planned Unit
Development-Preliminary Master Plan, Case # PB 2006-59 (as amended), with the
conditions included in the staff memo. Vice-Chair Amelia Aboff seconded. The Board
voted 5-0 to approve the permit, subject to the following conditions:

General
1. This Decision must be recorded with the Middlesex South Registry of Deeds.
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A digital copy of the recorded Decision stamped by the Middlesex South Registry
of Deeds must be submitted to the Planning, Preservation, & Zoning Division for
the public record.

One (1) digital copy of all required application materials reflecting any physical
changes required by the Board, if applicable, must be submitted to the Planning,
Preservation, & Zoning Division for the public record. Materials must be
submitted in accordance with the document format standards of relevant
Submittal Requirements.

The property owner is held to ali pedestrian access easements, covenants or
other deed restrictions, and all the regular and long-term maintenance,
replacement, insurance, and other applicable costs associated with all on-site
sidewalk improvements that govern the Assembly Row PUD.

The parking facility shall be operated for the use of tenants with leasing for
parking unbundled from residential leases in compliance with the Mobility
Management Plan dated November 25, 2024, as approved and conditioned by
the Director of Mobility.

The property owner and applicable future tenants shall comply with the Mobility
Management Plan dated November 25, 2024, as approved and conditioned by
the Director of Mobility.

Prior to Building Permit

7.

8.

9.

An affordable housing implementation ptan (AHIP) must be submitted to the
Director of Housing.

A deed restriction limiting the sale or rental of all affordable dwelling units to
eligible households in perpetuity must be executed and recorded with the
Middlesex South Registry of Deeds.

Construction documents must be substantially equwalent to the approved
plans and other materials submitted for development review.

10. Provide details for architectural treatment and art instailation possibilities at the

11

transformer alcove doors for pedestrian comfort/safety and visual interest to the
Director of Planning, Preservation, & Zoning prior to vertical building permit
approval.

.An outdoor lighting plan and supplier cut sheet specifications of chosen lighting

fixtures must be submitted to the Director of Planning, Preservation, & Zoning
prior to vertical building permit approval. The site photometric plan must include a
keyed site plan identifying the location of all luminaires; total site lumen limit
table; lighting fixture schedule indicating the fixture type, description, lamp type,
lumens, color temperature, color rendering index, BUG rating, mounting height,
and wattage of all luminaires; and notation of any timing devices used to control
the hours set for illumination.
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12.Provide a material palette and samples of all building, site, and plant materials to
PSUF and UDC for review and approval.

13.Build an on-site mock-up prior to vertical construction, especially to show the
integration of the windows and HVAC vents/louvers for review by the UDC.

14.Grading changes along Grand Union Boulevard may cause drainage and ADA
compliance issues on proposed sidewalk. Provide additionai grading detail in this
area during Streetscape Construction Permit application.

15.Submit final sidewalk design and easement plans to Engineering and Mobility
providing the City and general public 24/7/365 access to a sidewalk on private
property where the sidewalk, at least 5' clear width cementitious concrete
pathway for ADA/MAAB access on all building frontages, is not provided solely in
the public right of way.

16.Final design of the frontage areas along Grand Union Boulevard, Foley Street,
and Harold Cohen Way must be designed and paved to ptoperly correspond with
any sidewalk improvements approved within the public right-of-way and must be
approved by relevant City Departments.

17 .Work with PSUF to review and approve all trees and plantings in accordance
with the Tree Warden and the Somerville Pollinator Action Plan to use high value
species outlined in the document. .

18.Use Silva Cells or other structural tree root systems for all trees within the bike
path and sidewalk. _

19. Submit supporting documents for abandoning 42" RCP cross-country drain line
via an ES/ESC Permit.

20.Work with Engineering and PSUF to move two utility connections along Grand
Union Boulevard for coordination with the bus drop-off and any tree plantings.

21.Review the curb ramp design at Harold Cohen Way and Auto Workers Way
intersection with Mobility and Engineering Departments during Streetscape
Construction Permit review. Re-design may be required to mimic curb ramp
geometry on the south side of Harold Cohen Way.

22.The Applicant's Engineer will work with the Engineering Department as
necessary to review the final design and location of sub-slab drainage
infrastructure for compliance and continuity with Engineering's Site Construction
Large Project Requirements, MS4 requirements, and Assembly Row masterplan
stormwater design.

Prior to Certificate of Occupancy
23.Install signage indicating the location of long-term bicycle parking as detailed in
SZ0 11.11.9.
24. A written narrative or descriptive checklist identifying the completion or
compliance with permit conditions must be to the Inspectional Services
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Department at least ten (10) working days in advance of a request for a final

inspection.

Aitest, by the Planning Board:

Michael Capuano, Chair
Amelia Aboff, Vice-Chair
Jahan Habib, Clerk
Michael McNeley

Lynn Richards

Luc Schuster, Alfernate
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CLERK’S CERTIFICATE

Any appeal of this decision must be filed within twenty days after the date this notice is filed in the Office
of the City Clerk, and must be filed in accordance with M.G.L. ¢. 40A, sec. 17 and SZO sec. 15.5.3.

In accordance with M.G.L. c. 40 A, sec. 11, no variance shall take effect until a copy of the decision
bearing the certification of the City Clerk that twenty days have elapsed after the decision has been filed
in the Office of the City Clerk and no appeal has baen filed, or that if such appeal has been filed, that it
has been dismissed or denied, is recorded in the Middlesex Counly Registry of Deeds and indexed in the
grantor index under the name of the owner of record or is recorded and noted on the owner’s certificate of
title.

Also in accordance with M.G.L. ¢c. 40 A, sec. 11, a special permit shail not take effect until a copy of the
decision bearing the certification of the City Clerk that twenty days have elapsed after the decision has
been filed in the Office of the City Clerk and either that no appeal has been filed or the appeal has been
fited within such time, is recorded in the Middiesex County Registry of Deeds and indexed in the granior
index under the name of the owner of record or is recorded and noted on the owner's certificate of title.
The person exercising rights under a duly appealed Special Permit does so at risk that a court will reverse
the permit and that any construction performed under the psrmit may be ordered undons.

The ownar or applicant shall pay the fee for recording or registering. Furthermore, a permit from the
Division of Inspectional Services shall be required in order to proceed with any project favorably decided
upon by this decision, and upon request, the Applicant shall present evidence to the Building Official that
this decision is properly recorded.

This is a true and carrect copy of the decision filed on in the Office of the City
Clerk, and twenty days have elapsed, and

FOR VARIANCE(S} WITHIN
______there have been no appeals filed in the Office of the City Clerk, or
any appeals that were filed have been finally dismissed or denied.

FOR SPECIAL PERMIT{S) WITHIN
__there have been no appeals filed in the Office of the City Clerk, or
__there has been an appeal filed.

FOR SITE PLAN APPROVAL(S) WITHIN

there have been no appeals filed in the Office of the City Clerk, or
there has been an appeal filed.

Signed , City Clerk Date
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