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To: Mayor's Office of Strategic Planning Date: August 17, 2021
and Community Development, Memorandum

Mobility Division
City of Somerville
93 Highland Avenue
Somerville, MA 02143
Project #: 14906.00

From: Brian K. Fairbanks, PE Re: Transportation Access Plan (TAP)
Senior Project Manager 13-21 McGrath Highway (“15 McGrath”)
Somerville, Massachusetts
Lourenco Dantas, EIT, AICP
Senior Transportation Planner/PM
Transportation Planning &
Operations

The following information is being provided to document the draft Transportation Access Plan (TAP) for the proposed
15 McGrath Highway (the "Project”), located at 13-21 McGrath Highway in Somerville, Massachusetts (the
“Development Site”). The TAP will be issued as a final document upon review and approval by the City of Somerville
(the “City"), following any required revisions and/or additional information from that review. This document and
accompanying information depict the proposed Development Site access for automobiles, service/delivery trucks,
bicyclists, and pedestrians.

The Project will be developed on an approximately 1-acre site bounded by a Massachusetts Bay Transportation
Authority (MBTA) parcel (for use by the future Green Line Extension) to the north, McGrath Highway to the south, a car
wash lot to the east at 1 McGrath (proposed for redevelopment by others as a hotel), and a data storage/warehouse
facility at 35 McGrath and Life Storage building at 51 McGrath to the west. The proposed development will host a
mixture of laboratory (lab) and research and development (R&D) space, its associated office space, and arts and
creative enterprise space, with associated parking facilities and infrastructure improvements. The Project consists of
the construction of one building containing up to approximately 242,000 square feet (SF) of gross floor area (GFA),
with office, research and development, and lab enabled uses, and up to 274 structured below-grade parking spaces.

Site Plans

The existing conditions plan and conceptual ground floor Development Site plans with proposed utility improvements
for the Project have been attached for reference in Figures 1.a through 1.c.

lllustrative Site Plan
Refer to Figure 2 for a Conceptual Site plan depicting the ground floor level and site landscaping.

The Project’s site plan does not preclude access improvements or changes to the adjacent development parcels or
further improvements to the intersection. The 15 McGrath Project’s Site Plan is designed to function independently of
the timing of any redevelopment of the adjacent properties and it accounts for MassDOT's planned improvements for
McGrath Highway (see next section).
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Transportation Elements Plan

Refer to Figure 3 for the plan depicting the on-site transportation elements, including the Development Site driveway,
the Project’s bicycle and pedestrian accommodations, and related street furniture, including a proposed bus shelter
along McGrath Highway at the existing bus stop along the south edge of the Project Development Site. This bus
shelter will serve the “floating” bus stop proposed by MassDOT as part of its plan to resurface McGrath Highway (see
next section) and may be relocated to the bus stop island, upon further review by MassDOT and the MBTA. (Refer to
Figures 4.a through 4.c for a depiction of off-site transportation elements along McGrath Highway at the intersection
of with the Development Site and Rufo Road. These are discussed next.)

Site Access

Access to the Development Site occurs via McGrath Highway (sometimes referred to as McGrath Boulevard), a public
way that falls under MassDOT jurisdiction (it is designated as Massachusetts State Route 28). (The McGrath Highway
roadway is named Monsignor O'Brien Highway east of the Development Site within the City of Cambridge city limits.)

McGrath Highway Existing Conditions

At the Development Site, McGrath Highway runs generally east/west and is intersected by Rufo Road from the South
and two existing driveways from the North, including the driveway entrance to the Development Site. McGrath
Highway, Rufo Road, the Project’s Development Site driveway, and the neighboring site driveway intersect to form a
five-way, fully-actuated signalized intersection. The McGrath Highway eastbound approach consists of three through-
traffic lanes and an exclusive right-turn lane that transitions into a signalized slip lane. The McGrath Highway
westbound approach consists of three through-traffic lanes and an exclusive left-turn lane. Departing the intersection,
McGrath Highway consists of three receiving lanes for either approach. The curbside lane operates as a vehicle travel
lane and no on-street parking is provided on McGrath Highway near the Development Site.

McGrath Highway Resurfacing Project (MassDOT)

Near the Development Site, MassDOT is implementing changes to both O'Brien Highway to the east and McGrath
Highway near/adjacent to the Development Site, which will soon configure McGrath/O'Brien Highway to introduce
bicycle lanes and other changes to the roadway." As of spring 2021, final design documents for the resurfacing and
restriping of McGrath Highway indicate that a buffer-separated bike lane will be provided for bicyclists on each side of
McGrath Highway NB between Third/Winter Street (to the southeast of the site) and over the bridge (to the
northwest) toward Poplar Street, connecting to the separated bike lane on McGrath Highway NB frontage road
approaching the Washington Street interchange. Further southeast of the Development Site, a separated bike lane will
be provided on each side of Monsignor O'Brien Highway (Route 28), from Third/Winter Street to Land
Boulevard/Charlestown Avenue. Along the Development Site frontage, one travel lane will be removed in each
direction from McGrath Highway. Design documents also indicate that the sidewalk immediately adjacent to the
Development Site will be reconstructed, and that “floating” bus stops will be constructed both adjacent to the
Development Site and across from the Development Site. Recent conversations with MassDOT representatives from

! MassDOT, Cambridge — Somerville — Resurfacing and Related Work on Route 28, Project Number 608482.
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District 6 directed the Project that these design plans should be treated as “existing conditions” for McGrath Highway.
Please refer to Figure 4.a for an illustration of the plans for McGrath Highway at the Development Site.

McGrath-Rufo Road Intersection (Planned and Proposed Changes)

The Proponent is working with MassDOT and the City of Somerville to review other changes to McGrath Highway that
may further modify the MassDOT resurfacing and restriping plans at the Development Site and intersection with Rufo
Road. Furthermore, the Proponent and the property owner of the adjacent site at 1 McGrath Highway are exploring
intersection design options that would provide new pedestrian and bicycle connections and protected crosswalks at
the intersection of McGrath Highway to Rufo Road. The developers are collaborating with the Friends of the
Community Path and the Friends of the Grand Junction Path (together the "Path Friends”) to ensure that the
intersection design supports the proper safety and connectivity to a proposed Community Path Extension (CPX)
connector ramp on the 1 McGrath site, including the provision of a two-way cycle track along the frontage of 1
McGrath. This cooperation is reflected in a Memorandum of Agreement between the two developers and Path Friends
(see attached).

For the 15 McGrath Project, the Proponent intends to implement the initial elements of the intersection
improvements, while the remaining elements are implemented by the other parties to the agreement or jointly
depending on the timing of the two projects. The 15 McGrath Project will seek a MassDOT Access Permit that (1)
introduces a new crosswalk at this intersection along the east side crossing of McGrath, (2) adds a left-turn bay for
vehicles entering the Site from the south-eastbound approach of McGrath by removing a section of the curbed
median, (3) modifies the west side crosswalk to introduce channelized islands that shorten the overall McGrath
crossing distance, and (4) implements the associated relocation or installation of traffic signal equipment.
Furthermore, in anticipation of a future phase improvements to the public realm and access, the Proponent proposes
to relocate the face of curb in front of the Development Site to accommodate a westbound protected bicycle lane that
will be elevated to curb-height at/along the pedestrian island/floating bus stop. These proposed modifications are
shown in Figure 4.b.

The intersection design would incorporate features that adhere to standards and guidance conveyed in the MassDOT
Separated Bike Lane Planning & Design Guide. The concept design plans will be reviewed by the City of Somerville
and final design and implementation is subject to MassDOT review/approval via an access permit.

Future Phase Public Realm and Access Improvements

Please refer to Figure 4.c for an illustration of the plans for the intersection of McGrath at Rufo Road as envisioned by
the agreement between the Proponent, the owner of 1 McGrath, and the Path Friends.

If the proposed hotel on the adjacent property at 1 McGrath is approved and advances to construction, the Owner’s
agreement with the property owner of 1 McGrath simplifies the access driveway to the two properties by
consolidating the existing two curb cuts into a single curb cut. This modification to create a single, shared egress
driveway from these properties at the intersection accomplishes three important elements: (1) allows for the space
necessary to accommodate a proposed 14’ clear width of the Community Path connector ramp on the Hotel site, (2)
eliminates a phase from the signal timing, and (3) reduces the pedestrian and bicycling crossing width across the
driveways.
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If the hotel at 1 McGrath is built and funding for the CPX Spur construction has been secured, the final elements to
connect the bicycling paths would be implemented. The key elements include (1) constructing the CPX connector
ramp, (2) extending the curb along the 1 McGrath frontage out into McGrath to create two-way cycle track to the base
of future ramp, and (3) associated bike crossing/markings at the intersection.

Development Site Driveways

The existing site vehicle access at the east end of the Development Site will be maintained. This driveway provides
access/egress at the signalized intersection that also serves Rufo Road across McGrath Highway from the
Development Site. This Site's access driveway along the eastern edge of the building (the “East Driveway") will connect
to a below-grade parking garage and to a service loading area at the rear of the building. The Owner and the property
owner of the neighboring Hotel Project at 1 McGrath Highway have entered into a contingent agreement that if both
the Project and the Hotel Project are approved and constructed, the East Driveway will serve as a shared egress
driveway for both projects.

Approximately 120 feet northwest of this driveway is another curb cut from McGrath Highway that provides access to
a MassDOT-owned paved parcel (often referred to as the “Jug Handle"). The Jug Handle currently provides access to
the Development Site and the data storage and warehouse buildings (35 and 51 McGrath Highway, respectively) to
the west of the Development Site.

Two driveways will provide access from the Jug Handle to the Development Site. The first driveway off the Jug Handle
parcel, at the front of the building (the “South Driveway"), will function as a passenger pick-up/drop-off area for the
building and preserve the access easement for the 51 McGrath property. The South Driveway will be a one-way
driveway from the Jug Handle to East Driveway. The second driveway off the Jug Handle, along the west side the
Development Site (the “West Driveway"”), will provide access from the service loading zone at the rear of the building.

Both passenger vehicles arriving to park and service vehicles are expected to use the East Driveway, from which they
may access the parking garage ramp, located on the east side of the building, or the loading docks, located at the rear
(north side) of the building. Passenger vehicles arriving for curbside drop-off/pick-up are expected to enter via the Jug
Handle parcel and use the South Driveway along the front of the building. Passenger vehicles will primarily egress the
site via the East Driveway and signalized intersection at McGrath Highway / Rufo Road, although it is also possible for
passenger vehicles to exit the site by proceeding counterclockwise around the building via the West Driveway to reach
the Jug Handle, which exits directly onto McGrath Highway (for north/west bound travel). Service vehicles may exit the
site by proceeding counterclockwise around the building and using the Jug Handle or continuing through the South
Driveway to reach the East Driveway and signalized intersection.

Future 35 McGrath Service Access

The Owner/Proponent has entered into a contingent agreement with the property owner of the data center at 35
McGrath Highway related to use of the West Driveway, which states that, if both the Project and a new development
at 35 McGrath Highway are constructed, 35 McGrath will be allowed to use the West Driveway on the Development
Site for trucks serving the 35 McGrath site's loading/service area. (The redevelopment plans for 35 McGrath are not
known at this time.) Thus, the West Driveway may operate as a limited use, two-way driveway from the Jug Handle to
the rear of the Development Site.
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Parking Supply

The Project is providing a four-level below-grade parking structure under the proposed building, with a total of up to
274 vehicle parking spaces. The parking garage will have 17 ADA accessible spaces; 9 preferential carpool/vanpool
parking spaces; and 6 electric vehicle (EV) charging stations (or 17 EV-ready spaces).

Multimodal Site Access and Circulation Plans

To supplement the Project’s Site plans, the following series of graphics are provided to highlight the planned access
and circulation paths for bicyclists, pedestrians, and motor vehicles:

Bicycle Parking and Access Plan

Refer to Figure 5 for the bicycle access and parking plan. The Project proposes a minimum of 53 interior secured
bicycle parking spaces located on the ground level of the proposed building. The Project will also provide 14 short-
term bicycle parking spaces within 50 feet of the building’s side entrance, located along the East Driveway, underneath
the building’s overhang.

Pedestrian Access Plan
Refer to Figure 6 for a plan depicting the Project sidewalk network and primary building entrance locations.
Motor Vehicle Access Plans

Refer to Figure 7.a and Figure 7.b for plans showing the vehicular access into (and egress from) the Development Site
from McGrath Highway, and the on-site circulation to the loading dock and below-grade parking garage.

Tenants arriving by motor vehicle to park on-site are expected to use the East Driveway at the intersection of McGrath
Highway and Rufo Road to access the parking garage entrance on the east side of the building. Those employees and
visitors arriving by motor vehicle for curbside drop-off/pick-up are expected to use the Jug Handle to enter the South
Driveway along the front of the building. Both tenants and those arriving for drop-off/pick-up can use either the East

Driveway or the West Driveway/Jug Handle to exit the Site onto McGrath Highway.

Service vehicles are expected to use the East Driveway to access the loading dock on the north side of the building,
and they may exit the site via either the East Driveway or the Jug Handle.

Motor Vehicle Parking Plan

Individual plans of each floor of the proposed garage are provided in Figures 8.a through 8.c.
Vehicle Movement Plans

Parking

Refer to Figure 9 for vehicle movement tracking paths that demonstrate the ability of a standard passenger vehicle to
pull in to and out of a typical parking spot in the below-ground parking garage.
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Servicing and Loading

Refer to Figures 10.a through 10.c for vehicle movement tracking diagrams that demonstrate the ability of a large
vehicle to navigate in and out of the Project site from the building’s loading facilities. A WB-40-sized intermediate
tractor trailer is the largest vehicle accommodated with the site’s dimensions.

The exact number and timing of deliveries will vary depending on the nature of the standard laboratory or research
and development activity.
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Execution Version

MEMORANDUM OF AGREEMENT

April 28, 2021

This Memorandum of Agreement (“MOA”) outlines the shared goal between private developers and
pedestrian and bicycle advocacy groups to collaborate on a unique opportunity to produce a critical
piece of the infrastructure needed to connect the Grand Junction Path (under design) and the
Community Path Extension (under construction) including a multi-use path connection ramp, a revised
intersection design and a bicycle share station at the Route 28 municipal boundary between
Cambridge and Somevrville.

15 McGrath Hwy Owner LLC (the “Lab / Office Developer”) and Somerbridge Hotel LLC (the “Hotel
Developer”, together the “Developers”) are planning projects at their properties, located at 15 McGrath
Highway, Somerville, MA (the “Lab / Office site”) and at 1 McGrath Highway, Somerville /263 Monsignor
O’Brien Highway, Cambridge, MA (the “Hotel site”) respectively. The Lab/Office Developer is in the
process of designing and permitting a 9 story, approximately 300,000 sf, transit oriented, LEED Platinum
certifiable lab / office building with below grade parking (the “Lab / Office Project”). The Hotel
Developer is in the process of designing and permitting a 6 story, approximately 100,000 sf, transit
oriented, LEED Platinum certifiable hotel with approximately 200 guestrooms (the “Hotel Project”,
together with Lab/Office Project, the “Projects”).

The Projects will benefit the area in many ways, including redeveloping underutilized sites to create a
vibrant gateway for Somerville and Cambridge. In addition, this location is uniquely suited to support
the infrastructure proposed to connect the Grand Junction Path and the Community Path, both major
regional pedestrian and bicycle thoroughfares and made possible through the advocacy of the Friends of
the Community Path (the “FCP”) and the Friends of the Grand Junction Path (the “FGJP”) (together the
“Path Friends”) having identified this opportunity to the Developers.

The critical infrastructure proposed by the Projects involves the proposal to construct an accessible
ramp structure along the southeast boundary of the Hotel Project site from Monsignor O’Brien Highway
up to Massachusetts Bay Transit Authority (the “MBTA”) property at the rear of the Hotel Project site
(the “Community Ramp”). A ramp structure is required to accommodate the roughly 10’ elevation
grade change between the sidewalk on Route 28 and the MBTA property. This Community Ramp is one
of the two critical sections necessary to link Route 28 to the regional Community Path Extension (the
“CPX”) that is currently under construction on the MBTA property.

The other critical section is the proposed completion of a multi-use path connection spur (the “CPX
Spur”), by the City of Cambridge and/or State across the MBTA property, between the planned
Community Ramp and the CPX. This connection will require further collaboration between the
Developers, Path Friends, the Cities of Cambridge and Somerville, Massachusetts Department of
Transportation (the “MassDOT”) and the MBTA to assure the Community Ramp and CPX Spur are
customarily safe, beneficial and accessible for users of all ages and abilities.





In order to allocate the space necessary to accommodate the proposed 14’ clear width of the
Community Ramp on the Hotel site, the Developers needed to cooperate on multiple fronts. This
cooperation also addressed another neighborhood infrastructure challenge with regard to the State
Route 28 intersection. The Developers’ proposal, vetted by the City of Somerville’s Planning Division in
the Office of Strategic Planning and Community Development (OSPCD) and reviewed by the Path
Friends, is for a shared egress driveway for the two Projects. The shared egress driveway will be located
in Somerville on the Lab / Office site. This proposal will accomplish the reduction of the current 5-phase
signalized State Route 28 intersection to 4 phases and significantly reduce the sidewalk crossing distance
along the curb cuts of the Projects. This proposal requires additional vetting by the City of Cambridge,
MassDOT and further collaboration and agreement between the Developers, Path Friends, Cities of
Cambridge and Somerville, MassDOT and MBTA necessary to assure the intersection is customarily safe
and efficient for pedestrians, bicyclists, motorists and public transportation travelers.

By way of this Memorandum of Agreement and subject to the following (3) conditions:

1. Both Projects receive all required governmental permits and approvals (subject only
to such terms and conditions as are acceptable to the Developers), which are not
invalidated through an appeal process.

2. Satisfactory conditions for the construction of the Community Ramp.

3. The Hotel Project owner procures reasonably acceptable liability protection and
insurance coverage related to the Community Path Ramp.

the Developers and Path Friends, together (the “Parties”), confirm the following:

1. Land Use Commitment. The Hotel Developer commits to provide use of an
approximately 15’ wide strip of land as a privately-owned public space located along the
southeast perimeter of the Hotel Project site within the City of Cambridge, connecting
Monsignor O’Brien Highway (Route 28) to the MBTA property. This strip of land is
sufficient for the Community Ramp to have a 14’ clear width (“Community Ramp
Land”). The Hotel Developer shall make the request as part of their permitting process
and to the appropriate municipal and state authorities having jurisdiction, that the
Community Ramp be allocated for public pedestrian and bicycle use once constructed.
A plan of the Community Ramp Land is attached as “Exhibit A”.

2. Community Ramp Design and Construction Funding Commitment. The Developers
shall fund the design and construction of the approved Community Ramp on the Hotel
Project site from Monsignor O’Brien Highway to the MBTA property. The design of the
Community Ramp shall be mutually acceptable to the Developers, Path Friends, and the
appropriate City and State authorities having jurisdiction. The Developers agree to fund
the design of the approved Community Ramp concurrently with the design funding (by
others) of the CPX Spur. The Developers also agree to fund the construction of the
approved Community Ramp after both Projects have received temporary occupancy
permits and the CPX Spur construction has been fully funded (by others). The
Developers and Path Friends are committed to working collaboratively with all
stakeholders, including but not limited to, the City of Cambridge, MassDOT, and MBTA,
to promote the design of safe pedestrian and protected transition from the Community
Ramp to the CPX Spur on MBTA property.






Intersection Collaboration: Route 28 Crosswalk, Community Ramp Connection &
MBTA Bus Stop. The Developers and Path Friends are committed to working
collaboratively with all stakeholders, including but not limited to, the Cities of Somerville
and Cambridge, MassDOT and MBTA, to promote the design of safe pedestrian and
protected bicycle crosswalks at the intersection of Monsignor O’Brien Highway,
McGrath Highway and Rufo Road (the “Route 28 Intersection”) and MBTA bus stop in
the immediate area of the Projects. This includes the promotion of dedicated, accessible
facilities to safely connect users of all ages and abilities with the Community Ramp
where it meets and crosses Route 28.

Bike Share Station Location Commitment. In addition to supporting a walkable
community, the Developers are committed to helping achieve a vibrant cycling
community and providing safe, convenient and affordable alternatives to motor vehicle
use. The Developers will include indoor or secure enclosed bike storage with associated
shower and changing facilities for employees on each property. In addition, the
installation of a bike share station in the vicinity of the Projects shall further support this
commitment. Therefore, the Lab/Office Developer shall commit, that during the
Lab/Office site plan design, a study shall be undertaken at the Lab/Office Developer’s
expense regarding options for locating a bike share station on the Lab /Office site or in
the public way adjacent to the Lab / Office site. The bike share station shall
accommodate a minimum of 10 bicycles. If a viable location is identified on the
Lab/Office site or in the public way adjacent to the Lab / Office site, the Lab/Office
Developer shall pursue the necessary arrangements to locate and sponsor a bike share
station on the site or in the public way adjacent to the site.

Future Owners. The above commitments shall be transferred to any future owners of
either or both Projects.

The Path Friends Commitment. As the Developers agree that the completion of the
Community Ramp is an important piece of community pathways infrastructure in a
location uniquely suited to be a part of the link between the Grand Junction Path and
the Community Path and as the Developers are willing to make commitments 1 through
5 outlined above, the Path Friends fully support the Projects making this piece of
infrastructure possible. The Path Friends also commit to collaborate with the
Developers, the Cities of Somerville and Cambridge, MassDOT, MBTA and all
stakeholders as needed to help assure a successful outcome for the Community Ramp
and the Route 28 Intersection and at the MBTA right of way.

Time is of the Essence. Should the CPX and/or the CPX Spur not be completed within
five (5) years of the date of this MOA, then the terms of this MOA shall terminate.
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By:

Name: Alan Moore
Title: Authorized Signatories

Friends of the Grand Junction Path

By:

Name: Karl Alexander
Title: Authorized Signatory
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