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PUD PROCESS

2022 2023 2024 2025 2026

•	 MEPA Site Consultations

•	 Working Group

•	 Community Engagement 
Community Art 
Center Block Party

•	 Survey Feedback

•	 Pre-filing Community 
Engagement

•	 File Draft PUD 
Special Permit

•	 File TIS and PTDM

•	 File Final Development 
Plan & Design Review

•	 Planning Board Meetings

•	 Target Application Approval

•	 Moratorium

•	 City creates Working Group

•	 Zoning Adopted by 
City Council

•	 Master Planning, Design 
and Coordination
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ZONING GOALS
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Encourage a mix of uses and community benefits.

As a condition of Commercial Development, zoning requires:

	• Residential Development

	• Open Space

	• Neighborhood Uses

	• Specific Public Infrastructure



Healthpeak Properties
Healthpeak (NYSE: DOC) is an S&P 500 real estate investment trust 
that owns, operates, and develops real estate at the intersection of 
healthcare Discovery and Outpatient Care—“DOC” for short. At 
DOC, our focus is singular: enabling the people and institutions 
advancing health to do their best work—whether that’s in an 
outpatient facility or a cutting-edge research lab.

Our 700+ properties fuel innovation in patient care and research—
accelerating scientific discovery, enhancing healthcare delivery, 
fostering healthier populations, and driving shareholder value. With 
expertise in the ownership and management of Outpatient Medical 
and Lab properties, we deliver real estate solutions for professionals 
and patients where health and well-being thrive.
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Healthpeak (NYSE: DOC) is an S&P 500 real estate investment 
trust that owns, operates, and develops real estate at the 
intersection of healthcare Discovery and Outpatient Care—“DOC” 
for short. At DOC, our focus is singular: enabling the people and 
institutions advancing health to do their best work—whether 
that’s in an outpatient facility or a cutting-edge research lab.

Our 700+ properties fuel innovation in patient care and research—
accelerating scientific discovery, enhancing healthcare delivery, 
fostering healthier populations, and driving shareholder value. 
With expertise in the ownership and management of Outpatient 
Medical and Lab properties, we deliver real estate solutions for 
professionals and patients where health and well-being thrive.



MASTER PLAN THINKING
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BRIDGE

NEW MAIN STREET

THE GATEWAY

DPW

SMITH PARK



SITE PLAN

RESIDENTIAL

COMMERCIAL	

PARKING		
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BUILDING HEIGHTS

RESIDENTIAL

COMMERCIAL	

PARKING		  *HEIGHTS EXCLUDE RAISED FIRST FLOORS PER CAMBRIDGE ZONING ORDINANCE SECTION 5.23.2
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PEDESTRIAN CONNECTIONS

BIKE CONNECTIONS

FUTURE BIKE CONNECTIONS

CONNECTION
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GREEN SPACE
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NEIGHBORHOOD USES

POTENTIAL NEIGHBORHOOD USES

LOBBY

ACTIVE STREET

12NOVEMBER 12, 2025   |   ALEWIFE PLANNING, CAMBRIDGE, MA HEALTHPEAK and ELKUS MANFREDI ARCHITECTS



KEY PLAN

NEW MAIN STREET
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KEY PLAN

NEW MAIN STREET - STREET FAIR

14NOVEMBER 12, 2025   |   ALEWIFE PLANNING, CAMBRIDGE, MA HEALTHPEAK and ELKUS MANFREDI ARCHITECTS



KEY PLAN

SMITH EXTENSION
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KEY PLAN

FAWCETT EXTENSION
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125 FAWCETT UPDATE
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125 FAWCETT UPDATE

KEY PLAN
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125 FAWCETT UPDATE

KEY PLAN

19NOVEMBER 12, 2025   |   ALEWIFE PLANNING, CAMBRIDGE, MA HEALTHPEAK and ELKUS MANFREDI ARCHITECTS



OPEN SPACE MASTER PLAN

MULTI-USE TRAIL

BLAIR POND
PASSAGE

MOONEY GREEN

NEIGHBORHOOD 
WALK

NEIGHBORHOOD 
CONNECTOR

SMITH PARK

NEIGHBORHOOD 
CONNECTION

FAWCETT
COMMONS

NEW MAIN STREET

FAWCETT STREET 
POCKET PARK
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OPEN SPACE ENLARGEMENT NORTH-EAST

PEDESTRIAN CONNECTOR

FAWCETT COMMONS LAWN

SMALL PLAYGROUND

FAWCETT COMMONS PLAZA

SHADED PLAZA

CONNECTION TO MULTI-USE PATH

R2

C7
C8
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FAWCETT STREET

MBTA

FAW
CETT STREET

N
EW

 M
AIN

 STREET
WILSON ST. EXTENSION

OPEN SPACE ENLARGEMENT NORTH-EAST
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OPEN SPACE ENLARGEMENT NORTH-WEST
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OPEN SPACE ENLARGEMENT SOUTH-WEST

POCKET PARK

POCKET PARK

SMITH PARK

SMITH PARK

SMITH PARK

SMITH PARK

PEDESTRIAN CONNECTOR
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R7

R6P4

CONCORD AVE.

SM
ITH

 PLACE

ADLEY ROAD

OPEN SPACE ENLARGEMENT SOUTH-WEST
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OPEN SPACE ENLARGEMENT SOUTH-EAST

PEDESTRIAN STREET

CONCORD AVE FRONTAGE

PEDESTRIAN CONNECTOR

POCKET PARK

NEW MAIN STREET

STREETSCAPE

C7

R4R5 R3

C8
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FAW
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 STREET

CONCORD AVE

WILSON ST. EXTENSION

OPEN SPACE ENLARGEMENT SOUTH-EAST
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NEIGHBORHOOD USES
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WHAT WE HEARD FROM THE COMMUNITY
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OUR METHODOLOGY: THE 15 MINUTE CITY
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A COMPLETE NEIGHBORHOOD UNIQUE TO ALEWIFE
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NEIGHBORHOOD USES
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TRANSPORTATION & MITIGATION IMPROVEMENTS OVERVIEW
Transportation & Mitigation Improvements 
Overview

 Supporting a Connected, 
Safe, and Sustainable 
Mobility Network

 Phased Buildout and 
Mitigation over 5 To 25 Years

 Ped/Bike Bridge Significant 
Contribution

 Opportunities for Commuter 
Rail Connections
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TRIP GENERATION & PARKING OVERVIEW
(PHASED IN OVER 25 YEARS)

Trip Generation & Parking Overview
(Phased in over 25 years)

24-hours~ 15,000Daily Trips
Per hour~ 1,500 to 1,600Peak Hour Trips

Includes existing + new parking
Shared parking

Approx. 4,500 spacesVehicle Parking

Long term and short termApprox. 3,200 spacesBicycle Parking

5 new stations + 4 existing stations = 9 total proposedBluebike Stations
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COMPLETE STREETS INSIDE THE QUAD
Complete Streets Inside the Quad

FOR EMA – INSERT 
BETTER RESOLUTION
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PROPOSED SMITH PLACE IMPROVEMENTS

Proposed Smith Place Improvements

Baystate Pool
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EXISTING CONCORD AVENUE

Existing Concord Avenue
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IMPROVING CONCORD AVENUE

FOR ALL USERS
Improving Concord Avenue 
for All Users

Examples of Separated 
Bile Lanes

Example of Bus Stop (Western Ave, Cambridge)

FOR EMA - DO WE 
HAVE SECTION VIEW 
FOR CONCORD AVE?
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Figure 1D.13u: Street Section C1- Concord Ave
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TERMINAL ROAD CONNECTION

FOR ALL USERS
Terminal Road Connection

View East to Terminal Rd 
from Wheeler

View West from Terminal Rd 
to Wheeler

View East to Terminal Rd 
from Wheeler

2

21

1
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CONNECTIONS TO FAWCETT FROM WHEELER

FOR ALL USERS
Connections to Fawcett from Wheeler

Completed sections:
 Wheeler St Extension
 Pedestrian Mews from Wheeler 

(opportunity to continue to Fawcett)
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FUTURE PEDESTRIAN/BIKE BRIDGE

SHORTER, SAFER, MORE PLEASANTFuture Pedestrian/Bike Bridge
Shorter, Safer, More Pleasant 

View East to Terminal Rd 
from Wheeler

FOR EMA - INSERT BRIDGE 
RENDERING Reduced Travel Time

 Better Experience
 Pedestrians and Cyclists 

Accommodated
 Connection to Alewife

 Connection to Regional Trails 
 Opportunity for Commuter 

Rail Station
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COMMITMENTS BEYOND INFRASTRUCTURE

TRANSPORTATION DEMAND MANAGEMENT
Commitments Beyond Infrastructure
Transportation Demand Management
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Atelier Ten has been working closely with Healthpeak as part of the design team 
to develop a set of sustainability priorities that will shape the development for 
years to come. These range from key principles of resource efficiency to climate 
mitigation strategies to regenerative community building. 

1

Sustainability – Goals + Priorities

NET ZERO OPERATIONAL EMISS IONS 

SUBSTANTIAL WATER REUSE

CLIMATE RESILIENT STRATEGIES

REGE NERATIVE COMMUNI TY PLANNING

EXCEPTIONAL EMBODIED CABRON PROGRESS

Regenerative 
Community Planning  

Greening the    
Public Realm

`

Innovative + 
Connective Transit

Zero Fossil                            
Fuel Development 

Healthpeak PUD 
Special Permit 

Water Efficiency + 
Stormwater Management

SUSTAINABILITY - GOALS + PRIORITIES
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First and foremost, this development will be all-electric on day-1, excluding 
backup power, and bring the reduction of carbon emissions to the forefront of 
operational design and construction.  Our focus on the extent of the 
neighborhood development will revitalize the landscape combining strategies for 
heat island reduction, stormwater management, and improved outdoor thermal 
comfort. 

2

Healthpeak PUD Special Permit Sustainability Priorities

Prioritize electrification and design 
for reduced carbon in operations 
and construction.

Revitalize neighborhood through 
planning and landscape design to 
reduce urban heat island effects, 
manage stormwater, and improve 
occupant experience. 

HEALTHPEAK PUD SPECIAL PERMIT SUSTAINABILITY PRIORITIES
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As we look at potential pathways for building designs to implement all-electric 
systems, we’re able to reduce our emissions from a code baseline as well as 
take advantage of a greening grid. As the grid gets cleaner, as say what is 
projected for ISO NE in 2035, we would automatically see a further 45% 
reduction in carbon emissions compared to today’s code compliant building.

3
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Energy Efficiency Measures + Grid Based Emissions

Alewife would emit 24,750 MTCO2e annually at full 
buildout, as a code compliant mixed-fuel building.

Proposed Stretch Goal Design uses efficient envelope and 
Exhaust Source Heat Pumps, which reduces total 
emissions to 20,720 MTCO2e, a reduction of 15%, 
equivalent of 940 ICE vehicles driving continuously (24/7) 
for 1 year.

Taking advantage of the greening of the grid with the all-
electric building design, emissions for Alewife in 2035 
would be 11,175  MTCO2e  for a reduction of 45%.

Emissio ns Factors:
Ca mb ium NE ISO Mid Case Proje ction, 
Baselin e emissions for 2025 = 213.4kg/MWh
2035 emission factor of 115.1 kw/MWh 
A typica l internal  combustio n en gine (ICE) vehicle emits abou t 4.6 metric ton s of carbo n 
dioxide p er year.

-15% 

-45% 

2025- CODE 
MINIMUM 
LABS AND 

RESIDENTIAL 
DESIGN

2025- 
STRETCH 

GOAL

2035- STRETCH 
GOAL DESIGN 
(with NE ISO 

decarbo nization 
mid case scenario)

2025- 
HEALTHPEAK 
ALL-ELECTRIC 

BASELINE 
(MINIMUM 

COMMITMENT)

All electric design will likely 
reduce emissions by 5-15% 
with today’s ISO NE Grid. 

Carbon will be further 
reduced by 45% with 2035 
ISO NE mid-case decarb 
scenario.

ENERGY EFFICIENCY MEASURES + GRID BASED EMISSIONS
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In explorations for the site design, we know we’re combating significant urban 
heat island effects in this region of Cambridge due to the extensive hardscape 
and lack of vegetation. 

4

Existing Site 

Site planning and design 
highlights the need for urban 
heat island mitigation.

EXISTING SITE
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The masterplan proposes upwards of 800k square feet of green space, or over 
14x the amount that exists today. 

5

Landscape Design

Existing Green Space: ~58,000 sf Proposed Green Space: ~859,000 sf

14x additional green space 

The masterplan proposes upwards of 800k square feet of green space, or over 
14x the amount that exists today. 

5

Landscape Design

Existing Green Space: ~58,000 sf Proposed Green Space: ~859,000 sf

14x additional green space 

LANDSCAPE DESIGN
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And behind much of the strategies we’ve proposed are studies that help indicate 
the magnitude of improvement we can expect. When we look at a model of a 
peak summer day, comparing the existing condition to the full build-out 
proposal, the increase in vegetation for both site trees and ground level plantings 
helps reduce peak summer temperatures by 4 to 5 degrees F. We’ll continue to 
explore how the landscape approach will benefit the local microclimate.

6

Reduced Heat Island 

The additional site trees 
and ground level 
vegetation have the 
potential to reduce peak 
temperatures by~4-5o F 

REDUCED HEAT ISLAND
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Finally, we’d like to highlight how healthy community building has been at the 
center of this proposal. As we focus on what it means to be a regenerative 
community, with a holistic approach to sustainability for community wellness. 
Site and building strategies, and the integration of each of the components of the 
masterplan as a whole, will provide a robust system with a foundation built on 
health, activity, vibrancy, and the environment. 

7

Regenerative Community Planning 

Holistic planning 
for sustainability 
encourages a 
community-
focused 
approach, 
designing for 
health, wellness, 
and activity.

REGENERATIVE COMMUNITY PLANNING
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Q&A
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