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To the Honorable, the City Council:

Subject: Three amendments to the Zoning Ordinance proposed by the Planning
Board

The Planning Board is hereby submitting to the City Council for its consideration, a set a
three recommended amendments to the Zoning Ordinance. They are:

I. A change in the way hotels and motels are regulated in residence "C" districts.
Hotels and motels would continue to be prohibited in Residence C and C-l districts; they

would continue to be allowed as of rigllt in Residence C-3A districts (Kendall Square and
the East Cambridge riverfront) and in Residence C-2, 2A, 2B and 3 districts located

within the Central Square, Harvard Square and Massachusetts Avenue Overlay Districts.
In all other locations, a special permit would be required and demonstration made that the
proposed hotel location is not within a low density residential neighborhood; a set of
review criteria is established. Problems with the current i'egulations were identified by
the City Council during discussions around the rezoning along Harvard Street recently
adopted.

II. Deletion of the provision of the Ordinance that permits additionalgross floor
area as of right on iois abutting wide public streets or open space. The Planning
Board has long felt that this provision allows excessive development on lots that can
make use of the provision.

III. Creation of a Mid MassachusettsAvenue Overlay District created for that
portion of the Avenue between the Central Square OverlayDistrict and the
Harvard Square Overlay District While having a number of the provisions similar to
those in effect in Harvard and Central Squares are incorporated into this new overlay
district, the new district's most significant provisions reduce height and FAR allowed in
the Business B, Business B-l, Business B-2 and the Office 3 base zoning districts
affected. Parallel FAR and height changes are made to the base Business B-l and 2

districts as they occur only in this location.

.t

Respectfullysubmitted for the Planning Board

chd4)n^¢;|
Paul Dietrich, Chairman

t
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I. Amendment Affecting Hotels and Motels in Residential Districts

A. In Section 4.30 - Table of Use Regulations, line i 2
,
Hotel and motel, delete the current

notation "Yes 7" in column four and substitute therefor the following

Res

C, C-l,
2, 2A,
2B,3
3A

i. Transient accommodations
7

2. Hotel or motel SP "

B. Amend the text of the Zoning Ordinance by deleting the existing Footnote 7, Section 4.40 -
Footnotes to the Table of Use Regulations, in its entirety and substituting therefor the following:

7. Subject to the following provisions:

(a) Hotels and motels shall be prohibited in Residence C or Residence C-1districts;

(b) Hotels and motels shall be permitted as of right in Residence C-3A districts and in Residence

C-2, 2A, 2B, and 3 districts where at least fifty (SO) percent of the area of the lot upon which
the hotel or motel is located, and the point of entry from a street for all vehicular access to the

hotel or motel, is located within the Harvard Square Overlay District, the Central Square

OverlayDistrict or the Massachusetts Avenue Overlay District.

(C) Hotels or motels shall be permitted by special permit from the Board of Zoning Appeal (BZA)
in Residence 2, 2A, 2B, and 3 districts, where paragraph (b) above does not apply. In granting
such special permit the BZA shall find that the proposed location and its surrounding

" neighborhood is predominantlyinstitutional or commercial in use, and specifically not a low
density reskentiai area. The Board shall further find that the physical development of the site

. for hotel use will be similar to, and compatible with, the existing (or potential) site development

pattern on surrounding sites for other uses permitted in the applicable zoning district or
districts; and that the operation of the hotel or motel, with regard to delivery of goods, the kind
and volume of vehicular trips to and from the site, and the numbers of people visiting the site

on foot, among other factors, is compatible with the use of adjacent properties for uses

permitted in the applicable zoning district or districts. In making these findings the Board shall

consider the following, among other considerations:

1. The scale of buildings in the immediate neighborhood;

t
C

PB 7/30/97
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2. The extent of non residential development in the rieighborhood, including the size of
buildings, the specific uses, the kind and number of vehicular trips generated by those

uses; '

3. The density of residential uses on adjacent lots and within the immediate neighborhood;

4. The details of the operation of the proposed hotel or motel use including the kinds and

number of vehicle trips to the site, including service trips;

.

5. The extent of access to arterial streets that customarily accommodate or provide direct
service to non residential uses;

6. The nature of site development on adjacent sites includiiig setbacks from property lines,

location and quantity of vehicularparking, the presence of accessory activities such as

loading facilities, waste storage facilities, mechanical service equipment, landscaped

green spaces, etc.

..

PB 7/30/97
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II. Amendment to eliminate a provision of the Zoning Ordinance that grants
additional floor area to lots adjacent to wide public streets and open spaces.

A. Amend the text of the Zoning Ordinance by deleting Section 5.22.3 in its
entirety.

.

.

b

P
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III. Amendment to create a new Mid Massachusetts Avenue Overlay District in the
Cambridge Zoning Ordinance

A. Amend the text of the Zoning Ordinance of the City of Cambridge by creating a

new Section 11.500 to read as follows

11.500 Mid Massachusetts Avenue QverlayDistrict

11.501 Establishment and Scope. There is hereby established the Mid Massachusetts

Avenue OverlayDistrict which shall be governed by the regulations and procedures

specified in this Section 11.500. It is the intent of this section that these regulations will
apply to an area between the Central Square Overlay District and the Harvard Square

Overlay District along Massachusetts Avenue and designated for residential, office or
retail use on the Zoning Map.

11.502 GeneralPurpose. It is the purpose of this Section 11.500 to augment existing
zoning regulations to respond to the unique problems and pressures for change particular

to Massachusetts Avenue abutting the Mid Cambridge and Riverside neighborhoods.

The regulations in this Section 11.500 provide for more careful public scrutiny of
.

development proposals that may negatively impact the residential neighborhoods that lie
immediatelyadjacent to the narrow corridor of commercial activity along Massachusetts

Avenue. These regulations are intended to channel new development activity in ways
that will reduce and mitigate its negative impact on residential properties in adjacent

residentiallyzoned areas; contribute to a more cohesive visual environment; enhance the

quality of the pedestrian experience along Massachusetts Avenue; provide incentives for
the residential uses; preserve historic structures and other buildings that express the

history of this area of the City and its diversity of building scales and ages; and to
provide sufficient regulatory flexibility so as to advance the general purposes of this

Section 11.500.

11.503 GeneralProvisions.

1L503.1Applicability.

The Mid Massachusetts Avenue Overlay District shall be an overlay district on the
zoning map established in Section 3.20. The buildings and land uses within said district
shall be controlled by the pertinent regulations within the base zoning districts, except as

' modified by the requirements of this Section 11.500, which shall apply in addition to
regulations imposed by the base zoning map designations. Where base zoning
regulations differ from requirements of this Section 11.500, the stricter provisions shall
apply.

11.503.2 Area ofSpecialPlanning Concern.

PB 7/30/97 I
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The Mid Massachusetts Avenue Overlay District shall be considered an area of special

planning concern

Developmentproposals listed in Subsection 11.42 of the Zoning Ordinance shall be

subject to the review procedures specified in Section 11.40 - Development Consultation

Procedure.

11.503.3 NationalRegisterand Contributing Buildings.

For the purposes of this Section 11.500 the following definitions shall apply:

a. National Register Building shall be a building individually listed or
determined eligible for the National Register of Historic Places as

determined by the Secretary of The Department of the Interior.

b. A contributing building shall be

(I) Identified as a contributing building in a listed or eligible
National Register District as determined by the Secretary of the

Department of the Interior; or

(2) Any building fifty (50) years old or older subject to review by
the Cambridge Historical Commission under the provisionsof
City of Cambridge Ordinance #965.

However, a building shall no longer be considered a contributing building

as defined in this Subsection 11.503.2 (b) for the purpose of this Section

11.500 if, upon applicationfor a demolition permit, the Cambridge

Historical Commission shall determine the building not to be a preferably
preserved significant building as defined in the City of Cambridge

Demolition Ordinance #965.

11.504 Detailed Provisions.

11.504.1 Building Height Limitations

The maximum height of buildings in the Massachusetts Avenue at Mid Cambridge

Overlay District shall be governed by the requirements of this Section 11.504.1; at

locations where the base zoning district establishes a more restrictive height limit, the

more restrictive provisionsshall apply.

a. As of Right Height Limitations.

The maximum as of right height of any building shall be fifty-five (55)

feet.

b. Special Permit for Additional Height.

The maximum allowable height in the Massachusetts Avenue at Mid
Cambridge Overlay District may be increased up to eighty (80) feet upon

PB 7/30/97 2
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issuance of a Special Permit'from the Planning Board provided that those

portions in excess of fifty-five (55) feet are set back from the street line at

least ten (10) feet and that those portions are also set back from one or

more forty-five degree (45°) bulk control planes beginning fifty-five (55)

feet above any streetline in the district and rising over one or more lots at a

forty-five degree (45°) angle.

c. The bulk control plane restrictions of paragraph b above, or similar

provisions that may apply in any base district regulations for portions of
buildings abutting Massachusetts Avenue, may be waived by the Planning

Board upon issuance of a Special Permit.

11.504.2 FloorArea Ratio Limitations.

The maximum floor area ratio applicable to any lot in the Massachusetts Avenue at Mid
Cambridge Overlay District shall be governed by the requirements of this Section

11".504.2; however, at locations where the base zoning district establishes a more

restrictive FAR limit the more restrictive limit shall apply.

The maximum FAR shall be 2.0 for all non residential uses and for hotels and motels;

2.25 for residential uses excluding hotels and motels.

11.504.3 Waiver ofSetback Requirements.

Upon issuance of a special permit from the Planning Board the yard requirements of a

base zoning district may be 'waived except where such yard abuts that portion of any lot,

but not a public way, outside the Central Square, Harvard Square or Mid Massachusetts

Avenue Overlay District.

11.304.4 Use Limitations and Restrictions.

In addition to the use regulations applicable in each base zoning district the followinguse

restrictions and limitations shall apply in the Mid Massachusetts Avenue Overlay

District:

'

a. Ground Floor Restrictions.

The ground (first) floor of that portion of a building facing or abutting

Massachusetts Avenue and which is on a lot which shares a common lot
line with Massachusetts Avenue shall consist of gross floor area devoted

to any one or combination of uses permitted in the applicable base zoning
district and shall in addition meet the following conditions:

' (I) At least eighty (80) percent of the floor elevation of the ground

(first) floor shall be at the mean grade of the lot at the

Massachusetts Avenue streetline except that residential uses may
be located no higher than four and a half (4 1/2) feet above the

mean grade of the lot abutting the Avenue at the property line.

PB 7/30/97 3



D 6
I!,

;
.

D

(2) The use shall have a minimum depth of thirty (30) feet.

(3) Where other than residential uses are established, the ground

(first) floor facade shall consist of a minimum of forty (40) percent

clear glass; for residential uses that minimum area shall be twenty
(20) percent.

11.504.5 Wavier ofParking and Loading Requirements.

Uses in the Massachusetts Avenue at Mid Cambridge Overlay District which meet the

following requirements shall be exempted from the loading requirements as specified in
Section 6.36 - Schedule of Parking and Loading Requirements.

a. The use is contained within a structure or portion of a structure in
existence on or before June I, 1940 or if constructed later is identified as a

National Register or contributing building; or

b. The use is contained in a new structure or new addition to a structure

identified in (a) above, after the issuance of a special permit from the

Planning Board provided:

(I) The subject lot is sufficiently small in size as to contributeto a

development pattern of diverse, small scale, new structures and the

retention of existing structures (for lots exceeding 10,000 square
feet a specific finding shall be made that this objective has been

met);

(2) The exemption from the loading requirements will result in a

building design that is more appropriate to its location, will
enhance the pedestrian environmentalong the public sidewalk,
reduce the impact of the development on abutting residential

neighborhoods through a reduction in the scale of the building and

a reduction in the noise and fumes associated with the operation of
a loading facility, or in other ways better serve the objectives of
this Section 11.500;

(3) By the nature of the uses or the scale of the building proposed,

the lack of accessory loading facilities will not unreasonably

burden the abutting residential streets.

11.505 Standardsfor Issuance ofSpecialPermits.

In addition to the general standards for the issuance of a special permit found in Section

10.40 of the Zoning Ordinance, the Planning Board shall consider the following in ,

making its determination:

a. The proposed development does one or more of the following:

encourages responsible and orderly development that minimizes its impact

PB 7/30/97 4
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on adjacent residential neighborhoods; strengthens and enhances the

pedestrian environment and provides retail and service uses that serve the

needs of the adjacent neighborhoods; creates a more coherent and visually
consistent architectural expression along the Avenue; reduces the

functional and visual impactof the automobile on the public street and as

viewed from the residential neighborhood behind Massachusetts Avenue;

increases the supply of housing along the Avenue and advances the

general objective of increasing the supply of affordable housing units; and
.

b. The Board must find that no National Register or contributing building
is demolished or so altered as to terminate or preclude its designation as a

National Register or contributing building; and that no National Register

or contributing building has been demolished or altered so as to terminate

or preclude its designation within the five (S) years preceding the

application.

B. Amend the FAR and height provisions of the Business B-I and Business B-2

zoning districts.

1. Amend Table 5-3 - Business Districts, columns (I) and (6) in lines Bus. B-l and
Bus. B-2, to read as follows.

District (I) (6)

(b) (C )

Bus B-l 2.0 80

(D

Bus.B-2 2.0
.

80

.

2. In Section 5.33 - Business Districts, Subsection2 - Footnotes, delete footnote (b) in
its entirety and substitute therefor the following.

PB 7/30/97 5
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(b) The maximum floor area ratio for residential uses listed in Subsections 4.31 L b, d, e,

and g shall be 2.25

C. Amend the Zoning Map of the City of Cambridge by creating the Mid
MassachusettsAvenue Overlay District as described below.

The boundary of the Mid Massachusetts Overlay District shall be coterminous with
boundaries of the Business B district, the Business B-l district, the Business B-2 district
and the Office 3 District abutting Massachusetts Avenue between the eastern boundary of
the Harvard Square OverlayDistrict and the western boundary of the Central Square

Overlay District as shown on the accompanying map.

Western boundary of the Central $quare Qverlay District

1.0 The western boundary of the Central Square OverlayDistrict is a line, said line

beginningat the intersection of the centerline of Pleasant Street and Green Street,

1.1 Thence proceeding in a northeasterly direction along the centerline of Pleasant Street

to its intersection with the centerline of Massachusetts Avenue

" 1.2 Thence turning and proceeding in a northwesterlydirection along the centerline of
Massachusetts Avenue to its intersection with the southwestern extension of the

centerline of Inman Street,

1.3 Thence turning and proceeding in a northeasterly direction along the southwestern

extension of the centerline of Inman Street, and the centerline of Inman Street to its

intersection with the northwestern extension of the centerline of Bishop Allen Drive.

Eastern boundary of the Harvard Square OverlayDistrict

2.0 The eastern boundary of the Harvard Square OverlayDistrict is a line, said line being

the southeasterly sideline of lot #2 on Assessor's Plat #121 and its northeasterly extension

across Massachusetts Avenue to its intersection with a line 100 feet distant from and

parallel to the northeasterly sideline of Massachusetts Avenue.

- Affected properties

1.01 Premises shown on Assessor's Plat #121

Affecting all or parts of lots #102, 103, 94, 95, 6, 114, 113

Even numbers 972-1038 Massachusetts Avenue, odd numbers 583-629 Green Street

1,02 Premises shown on Assessor's Plat #120

Affecting all or parts of lots #101, 81, 72, 100, 40, 76, 77, 43, 44, 45, 46, 73, 74, 48, 49,

64, 68,54

PB 7/30/97 6
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Even numbers 922-964 Massachusetts Avenue, odd numbers 49-65 Hancock Street, odd

numbers 543-551 Green Street.

1.03 Premises shown on Assessor's Plat #119

Affecting all or parts of lots #21, 91, 90, 101, 4, 5, 82, 83, 7, 12, 8, 9, 92, 93, 22, 33, 23,

32, 31,94

Even numbers 760-910 Massachusetts Avenue, odd numbers 397-485 Green Street, odd

numbers 5-7 Pleasant Street, even numbers 2-20 Sellers Street, odd numbers 13-17

Sellers Street, even numbers 52-66 Hancock Street.

1.04 Premises shown on Assessor's Plat #118

Affecting all or parts of lots #33, 7, 9, 29, 30, 31, 32, 1, 2, 3

Odd numbers 5-5A Bigelow Street, odd numbers 795-847 Massachusetts Avenue, even

numbers 2-4 Clinton Street.

1.05 Premises shown on Assessor's Plat #117

Affecting all or parts of lots #56, 57, 29, 55, 30, 31, 54, 64, 65, 58, 59, 26, 27, 69, 105,

' 104, 1, 28, 24, 23

Odd numbers 859-907 Massachusetts Avenue, odd numbers 3-5 Clinton Street, even
numbers 12-14 Lee Street, odd numbers 5-ll Lee Street, even numbers 74-92 Hancock

Street.

1.06 Premises shown on Assessor's Plat #116

Affecting all or parts of lots #54, 92, 103, 98, 96, 99, 74, 59, 60, 101, 100, 94, 95, 68, 10,

11, 12, 13

Odd numbers 923-1009 Massachusetts Avenue, odd numbers 75-85 Hancock Street, 2

Dana Street, 6 Ellery Street.

1.07 Premises shown on Assessor's Plat #134

Affecting all or parts of lots #35, 34, 33, 32, 30, 31, 29

Odd numbers 1023-1039 Massachusetts Avenue, 5 Ellery Street.

PB 7/30/97 7
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EXECUTIVE DEPARTMENT

ROBERT W. HEALY

City Manager

RICHARD C. ROSSI

Deputy City Manager

August 4, 1997
,

To The Honorable, The City Council:

I am hereby transmitting for your consideration, three amendments to the Zoning

Ordinance proposed by the Planning Board.

Very tr y yours,
,

,f

Robert W. Hedy
City Manager
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Relative to a recommendation from the
- Planning Board on three amendments

to the Zoning Ordinance.
P

V

b p
¥

g

.

.

.

..

r

4

.

"

In City Council August 4, 1997
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Dec. 10, 1997 97
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Cambridge City Council I

"
A7

;;c:i,,,
795 M?ssachusetts Avenue "'i/'¢j')',,·,.,,

,,
2,9

Cambridge, MA 02139 "g¢ ,·/;':

.To the Honorable, the City Council:
%

t '

. . .

We are residents of the area surrounding the proposed Nlid-Massachusetts "-
.

Avenue Overlay District, and met this evening to discuss it. Althoughwe
support a downzoning of the area in principle, we believe the currentproposal

is not restrictiveenough.

We plan to discuss our concerns with the Community Development Dept. at
their Dec. 17 public meeting andwill follow up with you before the City
Council's Dec. 22 meeting with recommendationsfor fiirther action.

" Sincerely,

A ,
~

=<. ai"u '

iimp Ly-c /1-,
Dena Feldstein Brody, 661 Green St.
Paula Lovejoy, 9 Clinton St.
John Pitkin, 18 Fayette St.
Francis Fox Spinks, 17B Bigelow St.
Saro Stanley, 10 Clinton
Marilyn Wellons, 651 GreenSt.
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Consent Commnnlcation #23
.

Commmication 'ws received from Dena
Fe1dsteln Broad et al. , transmitting theirT

concerns about the area surrounding the
proposed MIA—Massachusetts Avenue

· Overlay District.
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In. City Council December 15, 1997
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

DONNA P. LOPEZD. MARGARETDRURY

DEPUTY CITY CLERKCITY CLERK

TO: THE HONORABLE, THE CITY COUNCIL
OMl)

FROM: D. MARGARET DRURY, CITY CLERK

DATE: September 17, 1997

RE: ORDINANCE COMMITTEE HEARINGS

******************************************************************************

Please be advised that Councillor Duehay, Chair of the Ordinance Committee, has
scheduled four public hearings for Tuesday, October 7, 1997 m the Sullivan Chamber as
follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 in its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances m
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by
deleting the current notation.

5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
' creating a new Section 11.500 Mid Massachusetts Avenue Overlay

District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting in place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

Your kind attention in this matter will be greatly appreciated.

CITY HALL, 795 MASSACHCSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307 '

tty/TDD (617) 492-0235

D. MARGAREr DRURY DONNAP. LOPEZ
CITYCLERK DEPUTY CITY CLERK

TO: ROBERT W. HEALY, CITY MANAGER
bMD

FROM: D. MARGARET DRURY, CITY CLERK

DATE: September 17, 1997

RE: ORDINANCE COMMITTEE HEARINGS

******************************************************************************

Please be advised that Councillor Duehay, Chair of the Ordinance Committee, has
scheduled four public hearings for Tuesday, October 7, 1997 m the Sullivan Chamber as
follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 in its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances m
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by
deleting the current notation.

5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
creating a new Section 11.500 Mid Massachusetts Avenue Overlay
District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting in place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

/assjL|| u('g"d-
You or your designee are requested to attend at this time. 74SCu7"\ Scli LQS

i rYY,C
cc: Councillor Dueha,

?1) bq\1" F) QCSQ~C(

CITY HALL, 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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OFFICE OF THE CITY CLERK
CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/IDD (617) 492-0235

D. MARGARETDRURY DONNAP. LOPEZ

CITY CLERK DEPUTY CITY CLERK

TO: RUSSELL B. HIGLEY, CITY SOLICITOR
DM3

FROM: D. MARGARET DRURY, CITY CLERK

DATE: September 17, 1997

RE: ORDINANCE COMMITTEE HEARINGS

******************************************************************************

Please be advised that Councillor Duehay, Chair of the Ordinance Committee, has

scheduled four public hearings for Tuesday, October 7, 1997 in the Sullivan Chamber as

follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 m its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances in
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by

.deleting the current notation.

5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
' creating a new Section 11.500 Mid Massachusetts Avenue Overlay

District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting in place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

Your kind attention in this rriatter will be greatly appreciated.

cc: Councillor Duehay

CITY HALL, 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139,
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGARETDRURY DONNAP. LOPEZ

CITYCLERK DEPUTY CITY CLERK

TO: SUSAN SCHLESINGER,ASSISTANT CITY MANAGER FOR
COMMUNITY DEVELOPMENT

jktD
FROM: D. MARGARET DRURY, CITY CLERK

DATE: September 17, 1997

RE: ORDINANCE COMMITTEE HEARINGS

******************************************************************************

Please be advised that Councillor Duehay, Chair of the Ordinance Committee, has
scheduled four public hearings for Tuesday, October 7, 1997 m the Sullivan Chamber as
follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 in its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances in
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by
deleting the current notation.

5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
creating a new Section 11.500 Mid Massachusetts Avenue Overlay
District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting in place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

Your kind attention in this matter will be greatly appreciated.

"

cc: Councillor Duehay

CITY HALL, 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGAREr DRURY DONNA P. LOPEZ

CITYCLERK DEPUTY CITYCLERK

TO: ROBERT BERSANI, MANAGING DIRECTOR
INSPECTIONAL SERVICES

:mjjFROM: D. MARGARET DRURY, CITY CLERK

DATE: September 17, 1997

RE: ORDINANCE COMMITTEE HEARINGS

******************************************************************************

Please be advised that Councillor Duehay, Chair of the Ordinance Committee, has
scheduled four public hearings for Tuesday, October 7, 1997 in the Sullivan Chamber as

follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 m its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances in
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by
deleting the current notation.

' 5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
creating a new Section 11.500 Mid Massachusetts Avenue Overlay
District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting in place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

Your kind attention in this matter will be greatly appreciated.

cc: Councillor Duehay

(

CITY HALL, 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGAREr DRURY DONNAP. LOPEZ -

CTTYCLERK DEPUTY CITY CLERK

September 17, 1997 '

Dear Neighborhood Association:

Please be advised that Councillor Francis H. Duehay, Chair of the Ordinance Committee,
has scheduled four public hearings for Tuesday, October 7, 1997 in the Sullivan Chamber as
follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 in its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances m
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by
deleting the current notation.

5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
creating a new Section 11.500 Mid Massachusetts Avenue Overlay
District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting in place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

Your kind attention in this matter will be greatly appreciated.

Very truly yours,

?"M=m:=
City Clerk

cc: Councillor Duehay

CITY HALL, 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGARETDRURY DONNAP. LOPEZ

CITY CLERK
DEPUTY CITY CLERK

September 17, 1997

Dear Neighborhood Association:

Please be advised that Councillor Francis H. Duehay, Chair of the Ordinance Committee,
has scheduled four public hearings for Tuesday, October 7, 1997 m the Sullivan Chamber as

follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 in its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances in
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by
deleting the current notation.

5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
creating a new Section 11.500 Mid Massachusetts Avenue Overlay
District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting m place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

Your kind attention in this matter will be greatly appreciated.

Very truly yours,

?m=:"City Clerk

cc: Councillor Duehay

CITY HALL 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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0OFFICE OF THE CITY CLERK
' CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGAREr DRURY DONNAP. LOPEZ
CITYCLERK DEPUTY CITYCLERK

TO: LES BARBER
COMMUNITY DEVELOPMENT

jjYvj')
FROM: D. MARGARET DRURY, CITY CLERK

DATE: September 17, 1997

RE: ORDINANCE COMMITTEE HEARINGS

******************************************************************************

Please be advised that Councillor Duehay, Chair of the Ordinance Committee, has
scheduled four public hearings for Tuesday, October 7, 1997 in the Sullivan Chamber as
follows:

4:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
deleting Section 5.22.3 in its entirety.

5:00 P.M. A petition of the Planning Board to amend the Zoning Ordinances in
Section 4.30 - Table of Use Regulations, line i.2. Hotel or motel, by
deleting the current notation.

..

5:30 P.M. A petition of the Planning Board to amend the Zoning Ordinances by
creating a new Section 11.500 Mid Massachusetts Avenue Overlay
District.

6:00 P.M. A petition of the Planning Board to amend the Zoning Map by striking the
existing designation Business C-l and substituting in place the designation
Business A-2 in the area bounded by Massachusetts Avenue, Washburn
Avenue, Gold Star Road and Gold Star Place.

Your kind attention in this' matter will be greatly appreciated.

cc: Councillor Duehay

CITY HALL, 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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The Ordinance Committee held a public hearing on October 7, 1997, beginning at 6:00
p.m. m the Sullivan Chamber for the purpose of considering a proposed alnelldlnent to the
Zoning Ordinance to create a new overlay district, the Mid Massachusetts Avenue Overlay
District, that would apply to the area between the Central Square Overlay District and the
Harvard Square Overlay District.

Present at the hearing were Councillor Francis H. Duehay, Chair of the Committee, Vice
Mayor Kathleen L. Born, Councillor Henrietta Davis, Councillor Michael A. Sullivan,
Councillor Katherine Triantafdlou, and City Clerk D. Margaret Drury. Also present were
Lester Barber, Director of Land Use and Zoning, Community Development Department, and
Nancy Glowa, First Assistant City Solicitor.

Councillor Duehay convened the hearing and explained the purpose of the hearing and
the procedures. He noted that this petition is proposed by the Planning Board, and he invited

' Mr. Barber to describe the proposal.

Mr. Barber stated that the proposal would establish a new overlay district on
Massachusetts Avenue between Central and Harvard Square, which are both the subject of
overlay districts. It would be designated for residential, office or retail use. The new overlay
district would reduce the height and the floor area ratio (FAR) allowed m Business B, Business

B-l, Business B-2, and the Office 3 base zoning districts in the affected area. Special permit
provisions would allow an increase m height from 55 feet as permitted as-of-right now to 80
feet. Other special permit provisions are provided, including a waiver of yard requirements.

A copy of the proposed amendment is attached. AttachmentA.

Mr. Barber stated that, in addition, the proposal would require active uses on the ground

floor, with a minimum of glass on the first floor. By special permit, there could be a waiver
of the loading and setback requirements, as m the Harvard Square and Central Square overlay
districts. special permits would not be allowed where an existing building would be demolished.
He noted tkat the amendment would make a number of buildings non-conforming as to height
and FAR, but the Planning Board feels that it is important to gain control over the area and

protect the adjacent neighborhoods.

Councillor Duehay stated rhat there have been numerous attempts to rezone this area
which have failed. Councillor Duehay asked about comments he has heard to the effect that the
discretion of Special permits should not be allowed.

Mr. Barber stated that the Planning Board believes that some flexibility is needed in this
situationbecause the area includes many different types of buildings. He noted that there would
be no discretion to go above 80 feet. The discretion is only between 55 feet and 80 feet.
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Vice Mayor Born noted that three zonihg districts would be covered by this proposed
overlay district and asked what the present allowed heights are. Mr. Barber distributed a chart
with that information. Attachment B.

Vice Mayor Born asked if the City Council could remove the special permit provisions
by amendment.

Ms. Glowa stated that the question is whether the proposed amendment would
fiindamentally change the petition. She wold have to do more analysis before she could answer
titai question.

Vice Mayor Born asked about the effect on the granting of variances by the Planning
Board. Ms. Glowa stated that the Planning Board has no authority to issue variances under state
law.

Mr. Barber added that there is a section of the Zoning Ordinances, Section 10.45, that

,

provides for the Planning Board to approve special permit projects which would otherwise need
variances without any hirther variance from the Board of Zoning Appeal. However, the Law
Department has raised issues of legal authority and the Planning Board no longer hears any
variance requests. '

Vice Mayor Born suggested an amendment to eliminate that provision. Ms. Glowa said
that this should be done by a separate petition. She stated that the Law Department questions
whether there is authority under M.G.L. Ch. 40A and does believe the section should be
eliminated.

Councillor D.uehay and Vice Mayor Born requested that the Law Department prepare an
amendment to eliminate that provision.

i

Councillor Davis asked why the special permit provision is included in the Mid-
Massachusetts Avenue Overlay proposal. Mr. Barber stated that there is a wide variety of
heights in the area. Sometimes it is preferable and beneficial to the residential neighbors to have
height instead of a building pressed more closely to the residential neighborhood.

Councillor Davis asked how close the Massachusetts Avenue buildings can be to the lot
line on Green Street. Mr. Barber stated that in the Business B-l district, there is a 40 foot
height limit.

Councillor Duehay then invited testimony in support of the proposal.
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Mr. James Williamson, 17 Perry Street, stated that he is in favor of a substantial change
but that this proposal does not go far enough. Since he moved here m 1971, that section of
Massachusetts Avenue has been destroyed. The fact that there are a lot of huge buildings does
not mean that they are the appropriate context for judging what else can happen. Fifty five feet
is more than enough height for any new building. He noted that MIT sold a building in that
neighborhood for $1.5 million and the building is worth $3 million.

- Mr. Michael Brandon, 27 Seven Pines Avenue, stated that he is generally m favor of
overlay districts. However, he noted a problem with the North Massachusetts Overlay District.
It is supposed to provide for pedestrian Mendy users but it has not prevented Midas Muffler's
expansion and two more automobile-centered establishments, even though they were denied
special permits by the Planning Board. He questioned whether the language is strong enough.
He also stated his support for eliminating the section that provides for the Planning Board to
issue variances.

Mr. Jack Joseph, 991 Massachusetts Avenue, proposed giving the Planning Board the
right to expand the FAR beyond 2.5.

Councillor Duehay then invited testimony in opposition to the petition.
,

Mr. Robert LaTremouille, 835 Massachusetts Avenue, stated that the Planning Board is
trying to convert this residential neighborhood to be just like Central Square and Harvard
Square. The petition is destructive to the residential neighborhood. First floor commercialuses
are destructive to the residential neighborhood.

Councillor Duehay asked whether he would favor the petition if the special permit
provision was eliminated. Mr. LaTremouille stated that he would not.

Marilyn Wellons, Green Street, spoke in opposition to the proposal, particularly to the
special permit provisions. She stated that the provisions for special permits change the burden
of proof. Special permits look like a wonderful tool for flexibility, but in actuality, it is easier
for a development to get a special permit than a variance; and in the process, the burden of
proof is changed so that neighbors find themselves fighting for each of the protections
guaranteed under zoning. The developers have the money to hire lawyers, take the city to court,
etc. It also divides the neighborhood. She stated that if the City Council really wants to control
growth, it should do it; and not put in this waffle clause that makes the neighbors fight it out
case-by-case at the Planning Board.

Councillor Duehay asked whether she or her neighbors have a counter proposal. Ms.
Wellons stated that she did not know of any.

Councillor Davis asked what the Green Street neighbors would think of the proposal
without the special permit provisions.

r
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Ms. Wellons stated that she is not sure what would be left for an overlay district as
opposed to just changing height and FAR, but she would need to look more closely.

Councillor Davis stated that she is hearing that there is a presumption that the special
permit will be granted. She said that she sees it as something that has to be earned because of
other overriding benefits to the neighborhood and the community. There should be no
presumption m favor of a special permit.

Ms. Harriet Feinberg, 639 Green Street, stated that special permits are to developers as
red flags are to bulls. The existence of the possibility becomes psychological motivation. She
would favor more modest provisions which am clear and firm.

Ms. Ellin Sarot, 654 Green Street, stated that she favors a fixed, firm law instead of
special permits. She believes it would also help developers to know what the real limits are
early on.

Councillor Duehay stated that it is clear that the residents present would prefer ordinary
zoning. His sentiments are going towards voting against it and requesting a more restrictive
proposal, but this is a matter for debate by the full City Council.

Vice Mayor Born asked when this petition would expire. Mr. Barber stated that it would
be 90 days from this hearing. Mr. Barber stated that nothing in an overlay district requires
special permits. It may be possible to amend this proposal to accomplish that.

Vice Mayor Born moved that it be referred to the full City Council without
recommendation and that it be accompanied with a request for a legal opinion as to the latitude
of the City Council to amend the petition, particularly with respect to an amendment to eliminate
the special permit provisions. The motion passed without objection on a voice vote.

Councillor Duehay recommended addition opportunity for citizen input, perhaps with
meetings in the neighborhoods to get the opinions of a lot of people who live and work in this
neighborhood.

Councillor Duehay thanked those present for those attendance. The meeting was
adjourned at 7:00 p.m.

' For the Committee,

"7'^. /J· bbuLq% bµ19
.

Councillor Francis H. Duehay
Chair
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III. Amendment to create a new Mid MassachusettsAvenue Overlay District in the
Cambridge Zoning Ordinance

A. Amend the text of the Zoning Ordinance of the City of Camb:ridge by creating a
new Section 11500 to read as follows

11.500 MWMassachusetts Avenue OverlayDistrict

11.501 Establishmentand Scope. There is hereby established the Mid Massachusetts

Avenue Overlay District which shall be governed by the regulations and procedures
specified in this Section 11.500. It is the intent of this section that these regulations will
apply to an area between the Central Square OverlayDistrict and the Harvard Square
Overlay District along Massachusetts Avenue and designated for residential, office or
retail use on the Zoning Map.

11.502 GeneralPurpose. It is the purpose of this Section 11.500 to augment existing
zoning regulations to respond to the unique problems and pressures for changeparticular
to MassachusettsAvenue abutting the Mid Cambridge and Riverside neighborhoods.
The regulations in this Section 11.500 provide for more careful public scrutiny of

.
development proposals that may negatively impact the residential neighborhoods that lie

- immediatelyadjacent to the narrow corridor of commercial activity along Massachusetts
Avenue. These regulations are intended to channel new development activity in ways
that will reduce and mitigate its negative impact on residential properties in adjacent
residentiallyzoned areas; cQntribute to a more cohesive visual environment; enhance the
quality of the pedestrian experience along Massachusetts Avenue; provide incentives for
the residential uses; preserve historic structures and other buildings that express the '

history of this of the City and its diversity of building scales and ages; and to
provide sufficient regulatory flexibility so as to advance the general purposesof this
Section 11.500.

11.503 GeneralProvisions.

11503JApplicability.

The Mid Massachusetts Avenue Overlay District shall be "an overlay district on the
zoning map,established in Section 3.20. The buildings and land uses within said district
shall be controlled by the pertinent regulations within the base zoning districts, except as

modified by the requirements of this Section 11.500, which shall apply in addition to
regulations imposed by the base zoning map designations. Where base zoning
regulations differ from requirements of this Section 1 1.500, the stricter provisions shall
apply.

11.503.2 Area ofSpecial Planning Concern.

PB 7/30/')7 1
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The Mid Massachusetts Avenue Overlay District shall be considered an area of special

planningconcern

Development proposals listed in Subsection 11.42 of the Zoning Ordinance shall be

subject to the review procedures specified in Section 11.40 - Development Consultation

Procedure.

11503.3 NationalRegister and Contributing Buildings.

For the purposes of this Section 11.500 the followingdefinitions shall apply:

a. National Register Building shall be a building individually listed or

.
determined eligible for the National Register of Historic Places as

determined by the Secretary of The Department of the Interior.

b. A contributing building shall be

(I) Identified as a contributing building in a listed oreligible
National Register District as determined by the Secretary of the

Department of the Interior, or

(2) Any building fifty (50) years old or older subject to review by
the Cambridge Historical Commissionunder the provisions of
City of Cambridge Ordinance #965.

However, a building shall no longer be considered a contributingbuilding
as defined in this Subsection 11.503.2 (b) fQr the purpose Qf this Section

11.500 if, upon application for a demolition permit, the Cambridge

Historical Commission shall determine the building not to be a preferably

preserved significant building as defined in the City of Cambridge

Demolition Ordinance #965.

11504 Detailed Provisions.
.

11.504.1 BuildingHeightLimitations

The maximum height of buildings in the Massachusetts Avenue at Mid Cambridge '

Overlay District shall be governed by the requirements of this Section 11.504.1; at

locations where the base zoning district establishes a more restrictiveheight limit, the

more restrictiveprovisions shall apply.

'

a. As of Right Height Limitations.

The maximum as Of right height of any building shall be fifty-five (55)
feet.

b. Special Permit for Additional Height.

The maximum allowable height in the Massachusetts Avenue at Mid
Cambridge Overlay District may be increased up to eighty (80) feet upon

PB 7/30/97 2
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issuance of a Special Permit from the Planning Board provided that those

portions in excess of fifty-five (55) feet are set back from the street line at

least ten (ID) feet and that those portions are also set back from one or
more forty-five degree (45°) bulk control planes beginning fifty-five (55)

feet above any streetline in the district and rising over one or more lots at a
forty-five degree (45°) angle.

c. The bulk control plane restrictions of paragraph b above, or similar
provisions that may apply in any base district regulations for portions of
buildings abutting Massachusetts Avenue, may be waived by the Planning
Board upon issuance of a Special Permit.

11504.2 FloorArea Ratio LimitatiOns.

The maximum floor area ratio appl'icable to any lot in the Massachusetts Avenue at Mid
Cambridge OverlayDistrict shali be governed by the requirements of this Section
11".504.2; however, at locations Where the base zoning district establishes a more
restrictiveFAR limit the more restrictive limit shall apply.

The mUimumFAR shall be 2.0 for all non residential uses and for hotels and motels;
2.25 for residential uses excludinghotels and motels.

115043 Waiver of Setback Requirements.

Upon issuance of a special permit from the Planning Board the yard requirements of a
base zoning district may be waived except where such yard abuts that portion of any lot,
but not a public way, outside the Central Square, Harvard Square or Mid Massachusetts
Avenue OverlayDistrict.

11.304.4 Use Limitations andRestrictions.

In addition to the use regulations applicable in each base zoning district the following use
restrictions and limitations shall apply in the Mid Massachusetts Avenue Overlay

District:

.

'
a. Ground Floor Restrictions.

The ground (first) floor of that "portion of a building facing or abutting
Massachusetts Avenue and which is on a lot which shares a common lot
line with Massachusetts Avenue shall consist of gross floor area devoted

to any one or combinationof uses permitted in the applicable base zoning
district and shall in addition meet the following conditions:

(I) At least eighty (80) percent of the floor elevation of the ground
(first) floor shall be at the mean grade of the lot at the

.

Massachusetts Avenue streetline except that residential uses may
be located no higher than four and a half (4 1/2) feet above the

mean grade of the lot abutting the Avenue at the property line.
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(2) The use shall have a minimum depth of thirty (30) feet.

(3) Where other than residential uses are established, the ground

(first) floor facade shall consist of a minimum of forty (40) percent "

clear glass; for residential uses that minimum area shall be twenty
(20) percent.

11.504.5 Wavier ofParking and Loading Requirements.

Uses in the Massachusetts Avenue at Mid Cambridge OvCrlay District which meet the

following requirements shall be exempted from the loading requirements as specified in .

Section 6.36 - Schedule of Parking and Loading Requirements.

a. The use is contained within a structure or portion of a structure in
existence on or before June I, 1940 or if constructed later is identified as a
National Register or contributing building; or

b. Tht use is contained in a new structure or new addition to a structure
identified in (a) above, after the issuanceof a special permit from the
Planning Board provided:

(I) The subject lot is sufficiently small in size as to contribute to a
development pattern of diverse, small scale, new structures and the
retention of existing structures (for'lots exceeding 10,000 square
feet a specific finding shall be made that this objective has been
met);

(2) The exemptionfrom the loading requirements will result in a
building design that is more appropriate to its location, will

,

enhance the pedestrian environment along the public sidewalk,
reduce the impact of the development on abutting residential
neighborhoods through a reduction in the scale of the building and

a reduction in the noise and fumes associatedwith the operation of
a loading facility, or in other ways better serve the objectives of
this Section 11.500;

(3) By the nature of the uses or the icaie of the building proposed,
" the lack of accessory loading facilities will not unreasonably

burden the abutting residential streets.

1150S Stahdards for Issuance ofSpecialPermits.

In addition to the general standards for the issuance of a special permit found in Section
10.4O of the Zoning Ordinance, the Planning Board shall consider the following in

· making its determination: ·

a. The proposed development does one or more of the following:
encourages responsible and orderly development that minimizes its impact
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on adjacent residential neighborhoods; strengthens and enhances the

- pedestrian environment and proyides retail and service uses that serve the

needs of the adjacent neighborhoods; creates a more coherent and visually
consistent architectural expression along the Avenue; reduces the

functional and visual impact of the automobile on the public street and as

viewed from the residential neighborhood behind Massachusetts Avenue;

increases the supply of housing along the Avenue and advances the

general objectiveof increasing the supply of affordable housing units; and
. .

}

b. The Board must find that no National Register or contributingbuilding
is demolished or so altered as to terminate or preclude its designation as a

National Register or contributing building; and that no National Register

or contributingbuilding has been demolished or altered so as to terminate

or preclude its designation within the five (S) years preceding the

application.

I

B. Amend the FAR and height provisions of the Business B-l and Business B-2
zoning districts.

.

1. Amend Table 5-3 - Business Districts, columns (I) and (6) in lines Bus. B-l and
Bus. B-2, to read as follows.

District (I) ,.

"

(6)

,

' (b) (')
Bus B-l 2.0 80

(f)

Bus. B-2 2.0 80

2. In Section 5.33 - Business Districts, Subsection 2 - Footnotes, delete footnote (b) in
, its entirety and substitute therefor the following.

\
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(b) The maximum floor area ratio for residential uses listed in Subsections 4.31 a, b, d, e,

and g shall be 2.25

C. Amend the Zoning Map of the City of Cambridge by creating the Mid
MassachusettsAvenue Overlay District as described below.

The boundary of the Mid Massachusetts Overlay District shall be coterminous with
boundaries of the Business B district, the Business B-l district, the Business B-2 district
and the Office 3 District abutting Massachusetts Avenue between the easternboundary of
the HarvardSquare OverlayDistrict and the western boundary of the Central Square

Overlay District as shown on the accompanying map.

Western boundary Qf the Central $quare Qverlay District

1.0 The western boundary of the Central Square Overlaji District is a line, said line
beginning at the intersection of the centerline of Pleasant Street and Green Street,

1.1 Thence proceeding in a northeasterly direction along the centerline of PleasantStreet

to its intersection with the centerline of Massachusetts Avenue '

" 1.2 Thence turning and proceeding in a northwesterly direction along the centerline of
Massachusetts Avenue to its intersection with the southwestern extension of the
centerline of Inman Street,

1.3 Thence turning and proceeding in a northeasterly direction along the southwestern
extension of the centerline of Inman Street, and the centerline of Inman Street to its
intersection with the northwestern extension of the centerline of Bishop Allen Drive.

Eastern boundary of the Harvard Square Overlay District

' 2.0 The eµtem boundary of the Harvard Square OverlayDistrict is a line, said line being
the southeasterly sideline of lot #2 on Assessor's Plat #121 and its northeasterly extension

j

across Massachusetts Avenue to its intersection with a line 100 feet distant from and
parallel to the northeasterly sideline of Massachusetts Avenue.

Affected properties

1.01 Premises shown on Assessor's Plat #121

Affecting all or parts of lots #102, 103, 94, 95, 6, 114, 113

Even numbers 972-1038 Massachusetts Avenue, odd numbers 583-629 Green Street

' 1.02 Premises shown on Assessor's Plat #120

Affecting all or parts of lots #101, 81, 72, 100, 40, 76, 77, 43, 44, 45, 46, 73, 74, 48, 49,
64, 68, 54

.
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Even numbers 922-964 Massachusetts Avenue, odd numbers 49-65 Hancock Streel odd

numbers 543-551 Green Street

1.03 Premises shown on Assessor's Plat #119

Affecting all or parts of lots #21, 91, 90, 101, 4, 5, 82, 83, 7, 12, 8, 9, 92, 93, 22, 33, 23,

32, 31,94

Even numbers 760-910 Massachusetts Avenue, odd numbers 397-485 Green Street, odd

numbers 5-7 Pleasant Street, even numbers 2-20 Sellers Street odd numbers 13-17
Sellers Street, even numbers 52-66 HancockStreet.

1.04 Premises shown on Assessor's Plat #118

Affecting all or pans of lots #33, 7, 9, 29, 30, 31, 32, I, 2, 3

Odd numbers 5-5A Bigelow Street, odd numbers 795-847 Massachusetts Avenue, even
numbers 2-4 Clinton Street.

1.05 Premises shown on Assessor's Plat #117

Affecting all or parts of lots #56, 57, 29, 55, 30, 31, 54, 64, 65, 58, 59, 26, 27, 69, 10S,

104, 1,28, 24, 23

Odd numbers 859-907 Massachusetts Avenue, odd numbers 3-5 Clinton Street, even
numbers 12-14 Lee Street odd numbers 5-ll Lee Street, even numbers 74-92 Hancock
Street.

1.06 Premises shown on Assessor's Plat #116

Affecting all or parts of lots #54, 92, 103, 98, 96, 99, 74, 59, 60, 101, 100, 94, 95, 68, 10,

11,12, 13

Odd numbers 923-1009 Massachusetts Avenue, odd numbers 75-85 Hancock Street, 2
Dana Street, 6 Ellery Street. '

1.07 Premises shown on Assessor's Plat #134

Affecting all or parts of lots #35, 34, 33, 32, 30, 31, 29

r

Odd numbers 1023-1039 Massachusetts Avenue, 5 Ellery Street.

I
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0Ccmparxsonof Changes
Mid-Massa.cb'ii'set:6 Avenue 0ve: '%y 3:EtL!c':

Dimensional Characteristics
. . . . -...... . ..

District Fkor Area Ratic (FAR) PenritteciHeight
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Business B-2 existing 3.0 " 90'**
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** Subject to cornice height anc cf"i"ier =Rsiticn heigb" "eqzire:':'eMs :Nt will continue in
the Overlay District

Other Provisions

1. Yard (setback) requirements can be waived by soecia1 µ=Z.t withi.r, the district.
Most relevant to the Office 3 district which has formula setbacks fcr all tmiidings.

2. Active ground floor uses are requi:ed.

3. Waiver of loading requirements by special permit.

4. Establishment of Preferably Preserved Significtuit building status as a standard for
' granting special permits.
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Tuesday, October 7, 1997 4:30 P.M. The Ordinance Committee
will hold a public hearing on
a petition of the Planing
Board to amend the Zoning
Ordinances by deleting
Section 5.22.3 in its entirety.
(Sullivan Chamber)

5:00 P.M. The Ordinance Committee

will conduct a public hearing

on a petition of the Planning
Board to amend the Zoning
Ordinances in Section 4.30 -
Table of Use Regulations,
line i.2. Hotel or motel, by
deleting the current notation.
(Sullivan Chamber)

5:30 P.M. The Ordinance Committee

will conduct a public hearing

on a petition of the Planning
Board to amend the Zoning
Ordinances by creating a new

ISection 11.500 Mid
Massachusetts Avenue
Overlay District.
(Sullivan Chamber)

6:00 P.M. The Ordinance Committee
will conduct a public hearing

on a petition of the Planning
Board to amend the Zoning
Map by striking the existing
designation Business C-I and

substituting in place the
designation Business A-2 in
the area bounded by
Massachusetts Avenue,
Washburn Avenue, Gold Star
Road and Gold Star Place.

"
,-' (Sullivan Chamber)



l. " '
. . i n r,r4',5"^«4":r<y<rK«

*. >

0 +-~
I'

¶

·,·"'"< "jg'"'--
.

cq :-." ",

. '4j S'.: "

G% "' ". ·,

jr '"¢; ':; a . Xy" —-« ·e

-.·'." " - ii ·
,

' : 7..·
., ,., ".CITY OF CAMBRIDGE, MASSACHUSETTS

: .

".
:,i,S::::j:::,!.!"""",,'

A N N I N G B O A R I)
"7 .: ,.".'.. 1 A-d" '.T .:' '" ':· '

',"'j;, " :-:Z"::i£=TY '..hall annex, 57 inman street, cambridge 02139
> ,, ,,. . -

,
·- · ." :jtiz". -..

' '

. b '4·> ;j .
" "~J". ·"·"" V·. .

,' ·r . .

:' :rC ' i " - ·Ce' ", . · ·

'"":"'"y'z'
.

,1" ' July 30, 1997

To the Honorabl% the City Council:

Subject: Three amendments to the Zoning Ordinance proposed by the Planning
Board

The Planning Board is hereby submitting to the City Council for its consideration, a set a
three recommended amendments to the Zoning Ordinance. They are:

I. A change in the way hotels and motels are regulated in residence "C" districts.
Hotels and motels would continue to be prohibited in Residence C and C-l districts; they
would continue to be allowed as of right in Residence C-3A districts (Kendall Square and
the East Cambridge riverfront) and in Residence C-2, 2A, 2B and 3 districts located

' within the Central Square, Harvard Square and Massachusetts Avenue Overlay Districts.

.

In all other locations, a special permit would be required and demonstration made that the
proposed hotel location is not within a low density residential neighborhood; a set of
review criteria is established. Problems with the current regulations were identified by
the City Council during discussions around the rezoning along Harvard Street recently
adopted.

II. Deletion of the provision of the Ordinance that permits additionalgross floor
area as of riEht on lots abutting wide public streets or open space. The Planning
Board has long felt that this provision allows excessive development on lots that can

'

make use of the provision.

III. Creation of a Mid MassachusettsAvenue Overlay District created for that
portion of the Avenue between the Central Square Overlay District and the
Harvard Square Overlay District While having a number of the provisions similar to
those in effect in Harvard and Central Squares are incorporated into this new overlay
district, the new district's most significant provisions reduce height and FAR allowed in
the Business B, Business B-l, Business B-2 and the Office 3 tiase zoning districts '

affected. Parallel FAR and height changes ale made to the base Business B-l and 2
districts as they occur only in this location.

0

Respectfully submitted for the Planning Board

" &(M)Da%
Paul Dietrich, Chairman >\<

r
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I. Amendment Affecting Hotels and Motels in Residential Districts

A. In Section 4.30 - Table of Use Regulations, line i 2
,
Hotel and motel, delete the current

notation "Yes 7" in column four and substitute therefor the following

Res

C, C-l, '

2, 2A,
2B,3
3A

i. Transient accommodations
7

2. Hotel or motel SP '

B. Amend the text of the Zoning Ordinance by deleting the existing Footnote 7, Section 4.40 -
Footnotes to the Table of Use Regulations, in its entirety and substitutingtherefor the following:

7. Subject to the following provisions:

(a) Hotels and motels shall be prohibited in Residence C or Residence C-ldistricts;

(b) Hotels and motels shall be permitted as of right in Residence C-3A districts and in Residence

C-2, 2A, 2B, and 3 districts where at least fifty (SO) percent of the area of the lot upon which
the hotel or motel is located, and the point of entry from a street for all vehicularaccess to the

hotel or motel, is located within the Harvard Square OverlayDistrict, the Central Square

Overlay District or the Massachusetts Avenue Overlay District.

.
" (C) Hotels or motels shall be permitted by special permit from the Board of Zoning Appeal (BZA)

in Residence 2, 2A, 2B, and 3 districts, where paragraph (b) above does not apply. In granting

such special permit the BZA shall find that the proposed location and its surrounding
' neighborhood is predominantly institutional or commercial in use, and specific-ally not a low

density residential area. The Board shall further find that the physical development of the site

for hotel use will be similar to, and compatible with, the existing (or potential) site development

pattern on surrounding sites for other uses permitted in the applicable zoning district or
districts; and that the operation of the hotel or motel, with regard to delivery of goods, the kind
and volume of vehicular trips to and from the site, and the numbers of people visiting the site

on foot, among other factors, is compatible with the use of adjacent properties for uses
permitted in the applicable zoning district or districts. In making these findings the Board shall
consider the following, among other considerations:

1. The scale of buildings in the immediate neighborhood;

.

PB 7/30/97
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2. The extent of non residential developmentin the rieighborhood, including the size of
buildings, the specific uses, the kind and number of vehicular trips generated by those

uses; '

3. The density of residential uses on adjacent lots and within the immediate neighborhood;

4. The details of the operation of the proposed hotel or motel use including the kinds and
number of vehicle trips to the site, including service trips;

0

5. The extent of access to arterial streets that customarily accommodate or provide direct
service to non residential uses;

6. The nature of site development on adjacent sites including sejbacks from property lines,
location and quantity of vehicular parking, the presenceof accessory activities such as

loading facilities, waste storage facilities, mechanical service equipment, landscaped

green spaces, etc.

P

I

PB 7/30/97
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II. Amendment to eliminate a provisionof the Zoning Ordinance that grants
additional floor area to lots adjacent to wide public streets and open spaces.

A. Amend the text of the Zoning Ordinanceby deleting Section 5.223 in its
entirety.

r

.

,

PB 7/30/97
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III. Amendment to create a new Mid MassachusettsAvenue Overlay District in the
Cambridge Zoning Ordinance

A. Amend the text of the Zoning Ordinance of the City of Cambridge by creating a
, new Section 11.500 to read as follows

11.500 .Mid Massachusetts Avenue OverlayDistrict

'11.501 EstablishmentandScope. There is hereby established the MidMassachusetts

, Avenue OverlayDistrict which shall be governed by the regulations and procedures

specified in this Section 11.500. It is the intent of this section that these regulations will
apply to an area between the Central Square Overlay District and the Harvard Square

Overlay District along Massachusetts Avenue and designated for residential, office or
retail use on the Zoning Map.

11.502 General Purpose. It is the purpose of this Section 11.500 to augment existing
zoning regulations to respond to the uniqueproblems and pressures for change particular
to Massachusetts Avenue abutting the Mid Cambridge and Riverside neighborhoods.

The regulations in this Section 11.500 provide for more careful public scrutinyof
.

development proposals that may negatively impact the residential neighborhoods that lie
immediatelyadjacent to the narrow corridor of commercialactivity along Massachusetts
Avenue. These regulations are intended to channel new development activity in ways
that will reduce and mitigate its negative impact on residential properties in adjacent

residentiallyzoned areas; contribute to a more cohesive visual environment; enhance the

quality of the pedestrian experience along Massachusetts Avenue; prwide incentives for
the residential uses; preserve historic structures and other buildings that express the

history of this area of the City and its diversity of building scales and ages; and to
provide sufficient regulatory flexibility so as to advance the general purposes of this
Section 1 1.500.

11.503 GeneralProvisions.

I1.503.1Applicabilijy.

The Mid Massachusetts AvenueOverlay District shall be an overlay district on the
zoning map established in Section 3.20. The buildings and land uses within said district
shall be controlled by the pertinent regulations within the base zoning districts, except as
modified by the requirements of this Section 11.500, which shall apply in addition to
regulations imposed by the base zoning map designations. Where base zoning
regulations differ from requirements of this Section 11.500, the stricter provisions shall
apply.

.

11.503.2 Area ofSpecial Planning Concern.

PB 7/30/97 I
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The Mid Massachusetts Avenue Overlay District shall be considered an area of special
planning concern

Development proposals listed in Subsection 11.42 of the Zoning Ordinance shall be

subject to the review procedures specified in Section 11.40 - Development Consultation
Procedure.

11.503.3 NationalRegister and Contributing Buildings.

For the purposes of this Section 11.500 the followingdefinitions shall apply:

a. National Register Building shall be a building individually listed or
determined eligible for the National Register of Historic Places as
determined by the Secretary of The Department of the Interior.

b. A contributing building shall be

(I) Identified as a contributing building in a listed or eligible
National Register District as determined by the Secretary of the
Department of the Interior; or

0

(2) Any building fifty (SO) years old or older subject to review by
the Cambridge Historical Commission under the provisions of
City of Cambridge Ordinance #965.

However, a building shall no longer be considered a contributing building
as defined in this Subsection 11.503.2 (b) for the purpose of this Section
11.500 if, upon application for a demolition permit, the Cambridge
Historical Commission shall determine the building not to be a preferably
preserved significant building as defined in the City of Cambridge
Demolition Ordinance #965.

11.504 Detailed Provisions.

11.504.1 BuildingHeightLimiUitions

The maximum height of buildings in the Massachusetts Avenue at Mid Cambridge
Overlay District shall be governed by the requirements of this Section 11.504.1; at
locations where the base zoning district establishes a more restrictive heigln limit, the

more restrictiveprovisions shall apply.

a. As of Right Height Limitations.

The maximum as of right height of any building shall be fifty-five (55)
feet.

b. Special Permit for Additional Height.

The maximum allowable height in the Massachusetts Avenue at Mid
Cambridge Overlay District may be increased up to eighty (80) feet upon

PB 7/30/97 2
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issuance of a Speci% Permit from the Planning Board provided that those
.

portions in excess of fifty-five (55) feet are set back from the street line at

least ten (ID) feet and that those portions are also set back from one or
more forty five degree (45°) bulk control planes beginning fifty-five (55)
feet above any streetline in the district and rising over one or more lots at a

forty-five degree (45°) angle.

c. The bulk control plane restrictionsof paragraph b above, or similar
provisions that may qpply in any base district regulations for portions of
buildings abuttingMassachusetts Avenue, may be waived by the Planning
Board upon issuance of a Special Permit

.
11.504.2 FloorArea Ratio LimUations.

The maximum floor area ratio applicable to any lot in the Massachusetts Avenue at Mid
Cambridge Overlay District shall be governed by the requirements of this Section

11.504.2; however, at locations where the base zoning district establishes a more
restrictive FAR limit the more restrictive limit shall apply.

The maximum FAR shall be 2.0 for all non residentialuses and for hotels and motels;

2.25 for residential uses excluding hotels and motels.

115043 WaiverofSetback Requirements.

Upon issuance of a special permit from the PlanningBoard the yard requirements of a

base zoning district may be waived except where such yard abuts that portion of any lot, '

but not a public way, outside the Central Square, Harvard Square or Mid Massachusetts

Avenue Overlay District.

11.304.4 Use Limitations and RestriCtions.

In addition to the use regulations applicable in each base zoning district the following use

restrictions and limitations shall apply in the Mid Massachusetts Avenue Overlay
District:

'
a. Ground Floor Restrictions.

The ground (first) floor of that portion of a building facing or abutting
Massachusetts Avenue and which is on a lot which shares a common lot
line with Massachusetts Avenue shall consist of gross floor area devoted

to any one or combinationof uses permitted in the applicable base zoning

district and shall in addition meet the following conditions:

(I) At least eighty (80) percent of the floor elevation of the ground

(first) floor shall be at the mean grade of the lot at the
Massachusetts Avenue streetline except that residential uses may
be located no higher than four and a half (4 1/2) feet above the

mean grade of the lot abutting the Avenue at the property line.

PB 7/30/97 3



V p

t.
q

.

.

(2) The use shall have a minimum depth of thirty (30) feet.

" (3) Where other than residential uses are established, the ground
(first) floor facade shall consist of a minimum of forty (40) percent
clear glass; for residential uses that minimum area shall be twenty
(20) percent.

11504.5 WavierofParking and Loading Requirements.

Uses in the Massachusetts Avenue at Mid CambridgeOverlay District which meet the
following requirements shall be exempted from the loading requirements as specified in
Section 6.36 - Schedule of Parking and Loading Requirements.

a. The use is contained within a structure or portion of a structure in
existence on or before June I, 1940 or if constructed later is identified as a
National Register or contributing building; or

b. The use is contained in a new structure or new addition to a structure
identified in (a) above, after the issuance of a special permit from the
Planning Boardprovided:

{I) The subject lot is sufficiently small in size as to contributeto a
development pattern of diverse, small scale, new structures and the
retention of existing structures (for lots exceeding 10,000 square
feet a specific finding shall be made that this objective has been
met);

(2) The exemption from the loading requirements will result in a
building design that is more appropriate to its location, will
enhance the pedestrian environmentalong the public sidewalk,
reduce the impact of the development on abutting residential
neighborhoods through a reduction in the scale of the building and
a reductionin the noise and fumes associated with the operation of
a loading facility, or in other ways better serve the objectives of
this Section 11.500;

(3) By the nature of the uses or the scale of the building proposed,
the lack of accessory loading facilities will not unreasonably
burden the abuttinj; residential streets.

11.505 Standards for Issuance ofSpecial Permits.

In addition to the general standards for the issuance of a special permit found in Section
10.40 of the Zoning Ordinance, the Planning Board shall consider the following in
making its determination:

a. The proposed development does one or more of the following:
encourages responsible and orderly development that minimizes its impact

PB 7/30/97 4
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on adjacent residential neighborhoods; strengthens and enhances the
pedestrian environmentand provides retail and service uses that serve the
needs of the adjacent neighborhoods; creates a more coherent and visually
consistent architectural expression along the Avenue; reduces the
functional and visual impact of the automobileon the public street and as

viewed from the residentialneighborhood behind Massachusetts Avenue;
increases the supply of housing along the Avenue and advances the
general objective of increasing the supply of affordable housing units; and

.

b. The Boardmust find that no National Register or contributing building
is demolished or so altered as to terminate or preclude its designation as a
National Register or contributing building; and that no National Register

or contributing building has been demolished or altered so as to terminate

or preclude its designation within the five (5) years preceding the
application.

B. Amend the FAR and height provisions of the Business B-l and Business B-2
zoning districts.

1. Amend Table 5-3 - Business Districts, columns (I) and (6) in lines Bus. B-l and
Bus. B-2, to read as follows.

District (I) (6)

(b) ( C )

Bus B-l 2.0 80

(f)

Bus. B-2 2.0 80

2. In Section 5.33 - Business Districts, Subsection 2 - Footnotes,delete footnote (b) in
its entirety and substitute therefor the following.

PB 7/30/97 5



W b 4 H

L

4

(b) The maximum floor area ratio for residential uses listed in Subsections 4.31 a, b, d, e,

and g shall be 2.25

C. Amend the Zoning Map of the City of Cambridge by creating the Mid

MassachusettsAvenue OverlayDistrict as described below.

The boundary of the Mid Massachusetts Overlay District shall be coterminous with

boundaries of the Business B district, the Business B-l district the Business B-2 district

and the Office 3 District abuttingMassachusetts Avenue between the eastern boundary of

the Harvard Square Overlay District and the western boundary of the Central Square

OverlayDistrict as shown on the accompanying map.

Western boundary of the Central Square Qverlay District

1.0 The western boundary of the Central Square OverlayDistrict is a line, said line

beginning at the intersection of the centerlineof Pleasant Street and Green Street,

1.1 Thence proceeding in a northeasterly direction along the centerline of Pleasant Street

to its intersection with the centerline of Massachusetts Avenue

' 1.2 Thence turning and proceeding in a northwesterlydirection along the centerline of

Massachusetts Avenue to its intersection with the southwestern extension of the

centerline of Inman Street,

1.3 Thence turning and proceeding in a northeasterly direction along the southwestern

extension of the centerline of Inman Street, and the centerline of Inman Street to its

intersection with the northwestern extension of the centerline of Bishop Allen Drive.

Eastern boundary of the Harvard Square Qverlay District

2.0 The eastern boundary of the Harvard Square OverlayDistrict is a line, said line being

the southeasterly sidelineof lot #2 on Assessor's Plat #121 and its northeasterly extension

across Massachusetts Avenue to its intersection with a line 100 feet distant from and

parallel to the northeasterly sidelineof Massachusetts Avenue.

Affected properties

1.01 Premises shown on Assessor's Plat #121

Affecting all or parts of lots #102, 103, 94, 95, 6, 114, 113

Even numbers 972-1038 Massachusetts Avenue, odd numbers 583-629 Green Street

1.02 Premises shown on Assessor's Plat #120

Affecting all or parts of lots #101, 81, 72, 100, 40, 76, 77, 43, 44, 45, 46, 73, 74, 48, 49,

64, 68, 54

PB 7/30/97
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Even numbers 922-964 Massachusetts Avenue, odd numbers 49-65 Hancock Street, odd

numbers 543-551 Green Street.

1.03 Premises shown on Assessor's Plat #119

Affecting all or parts of lots #21, 91, 90, 101, 4, 5, 82, 83, 7, 12, 8, 9, 92, 93, 22, 33, 23,

32, 31,94

Even numbers 760-910 Massachusetts Avenue, odd numbers 397-485 Green Streel odd

numbers 5-7 Pleasant Streel even numbers 2-20 Sellers Streel odd numbers 13-17

Sellers Street, even numbers 52-66 HancoCk Street.

1.04 Premises shown on Assessor's Plat #118

Affecting all or parts of lots #33, 7, 9, 29, 30, 31, 32, I, 2, 3

Odd numbers 5-5A Bigelow Street, odd numbers'795-847 Massachusetts Avenue, even

numbers 2-4 Clinton Street.

1.05 Premises shown on Assessor's Plat #117

Affecting all or parts of lots #56, 57, 29, 55, 30, 31, 54, 64, 65, 58, 59, 26, 27, 69, 10S,

104, 1, 28, 24, 23

Odd numbers 859-907 Massachusetts Avenue, odd numbers 3-5 Clinton Streel even

numbers 12-14 Lee Street, odd numbers 5-ll Lee Street, even numbers 74-92 Hancock

Street:

1.06 Premises shown on Assessor's Plat #116

Affecting all or parts of lots #54, 92, 103, 98, 96, 99, 74, 59, 60, 101, 100, 94, 95, 68, 10,

11, 12, 13

Odd numbers 923-1009 Massachusetts Avenue, odd numbers 75-85 Hancock Street, 2

Dana Street, 6 Ellery Street: "

1.07 Premises shown on Assessor's Plat #134

Affecting all or parts of lots #35, 34, 33, 32, 30, 31, 29

Odd numbers 1023-1039 Massachusetts Avenue, 5 Ellery Street.
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III. Amendment to create a new Mid Massachusetts Avenue Overlay District in the

Cambridge Zoning Ordinance

A. Amend the text of the Zoning Ordinance of the City of Cambridge by creating a

new Section 11.500 to read as follows

11.500 ,Mid Massachusetts Avenue OverlayDistrict

11.501 Establishment and Scope. There is hereby established the Mid Massachusetts

Avenue OverlayDistrict which shall be governed by the regulations and procedures

specified in this Section 11.500. It is the intent of this section that these regulations will
apply to an area between the Centm! Square OverlayDistrict and the Harvard Square

Overlay District along Massachusetts Avenue and designated for residential, office or
retail use on the Zoning Map.

11.502 General Purpose. It is the purpose of this Section 11.500 to augment existing

zoning regulations to reSpondto the unique problems and pressures for change particular

to Massachusetts Avenue abutting the Mid Cambridge and Riverside neighborhoods.

The regulations in this Section 11.500 provide for more careful public scrutinyof

.
development proposals that may negatively impact the residential neighborhoods that lie
immediately adjacent to the narrow corridor of commercial activity along Massachusetts

Avenue. These regulations are intended to channel new development activity in ways
that will reduce and mitigate its negative impact on residential properties in adjacent

residentially zoned areas; contribute to a more cohesive visual environment; enhance the

quality of the pedestrian experience along Massachusetts Avenue; provide incentives for
the residentialuses; preserve historic structures and other buildings that express the

history of this area of the City and its diversity of building scales and ages; and to
provide sufficient regulatory flexibility so as to advance the general purposes of this '

Section 11.500.

11.503 General Provisions.

11503.1ApptiCability.

The Mid Massachusetts Avenue OverlayDistrict shall be an overlay district on the

zoning map established in Section 3.20. The buildings and land uses within said district
shall be controlled by the pertinent regulations within the base zoning districts, except as

modified by the requirements of this Section 11.500, which shall apply in addition to
regulations imposed by the base zoning map designations. Where base zoning

regulations differ from requirements of this Section 11.500, the stricterprovisions shall

apply.

11.503.2 Area of Special Planning Concern.
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The Mid Massachusetts Avenue Overlay District shall be considered an area of special

planning concern

Developmentproposals listed in Subsection 11.42 of the Zoning Ordinance shall be

subject to the review procedures specified in Section 11.40 - Development Consultation
Procedure.

11.503.3 NationalRegister and Contributing Buildings.

For the purposes of this Section 11.500 the following definitions shall apply:

a. National Register Building shall be a building individually listed or
determined eligible for the National Register of Historic Places as

determined by the Secretary of The Department of the Interior.

b. A contributing building shall be

(I) Identified as a contributing building in a listed or eligible
National Register District as determined by the Secretary of the

,

Department of the Interior; or
.

(2) Any building fifty (SO) years old or older subject to review by
the Cambridge Historical Commission under the provisionsof
City of Cambridge Ordinance #965.

However, a building shall no longer be considered a contributing building
as defined in this Subsection 11.503.2 (b) for the purpose of this Section
11.500 if, upon application for a demolition permit, the Cambridge

Historical Commission shall determine the building not to be a preferably
preserved significant building as defined in the City of Cambridge

Demolition Ordinance #965.

11.504 Detaikd Provisions.

11.504.1 Building HeightLimUations

The maximum height of buildings in the Massachusetts Avenue at Mid Cambridge

Overlay District shall be governed by the requirements of this Section 11.504.1; at

locations where the base zoning district establishes a more restrictivC height limit, the

more restrictive provisionsshall apply.

a. As of Right Height Limitations.

The m'aximum as of right heightof any building shall be fifty-five (55)

feet.

b. Special Permit for Additional Height.

The maximum allowableheight in the Massachusetts Avenue at Mid
Cambridge Overlay District may be increased up to eighty (80) feet upon
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issuance of a Special Permit from the Planning Board provided that those

portions in excess of fifty-five (55) feet are set back from the street line at

least ten (10) feet and that those portions are also set back from one or

more forty-five degree (45°) bulk control planes beginning fifty-five (55)

feet above any streetline in the district and rising over one or more lots at a

forty-five degree (45°) angle.

c. The bulk control plane restrictions of paragraph b above, or similar

,
provisions that may apply in any base district regulations for portions of
buildings abutting Massachusetts Avenue, may be waived by the Planning

Board upon issuance of a Special Permit.

11.504.2 FloorArea Ratio LimitatiOns.

The maximumfloor area ratio applicable to any lot in the Massachusetts Avenue at Mid
Cambridge Overlay District shall be governed by the requirements of this Section

11.504.2; however, at locations where the base zoning district establishes a more
restrictive FAR limit the more restrictive limit shall apply.

The maximumFAR shall be 2.0 for all non residential uses and for hotels and motels;

2.25 for residential uses excludinghotels and motels.

11.504.3 WaiverofSetback Requirements.

Upon issuance of a special permit from the Planning Board the yard requirements of a
,

base zoning district may be waived except where such yard abuts that portion of any lot,
but not a public way, outside the Central Square, Harvard Square or Mid Massachusetts

Avenue Overlay District.

11.304.4 Use Limitations andRestrictions.

In addition to the use regulations applicable in each base zoning district the following use

restrictions and limitations shall apply in the Mid Massachusetts Avenue Overlay
District:

'

a. Ground Floor Restrictions.

The ground (first) floor of that portion of a building facing or abutting
Massachusetts Avenue and which is on a lot which shares a common lot
line with Massachusetts Avenue shall consist of gross floor area devoted

to any one or combinationof uses permitted in the applicable base zoning

district and shall in addition meet the following conditions:

(I) At least eighty (80) percent of the floor elevation of the ground

(first) floor shall be at the mean grade of the lot at the

Massachusetts Avenue streetline except that residential uses may
be located no higher than four and a half (4 1/2) feet above the

mean grade of the lot abutting the Avenue at the property line.
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(2) The use shall have a minimum depth of thirty (30) feet.

(3) Where other than residential uses are established, the ground

(first) floor facade shall consist of a minimum of forty (40) percent

clear glass; for residential uses that minimum area shall be twenty
(20) percent.

11.504.5 WavierofParking and Loading Requirements.

Uses in the Massachusetts Avenue at Mid Cambridge Overlay District which meet the

following requirements shall be exempted from the loading requirements as specified in

Section 6.36 - Schedule of Parking and Loading Requirements.

a. The use is contained within a structure or portion of a structure in

existence on or before June I, 1940 or if constructed later is identified as a

National Register or contributing building; or

b. The use is contained in a new structure or new addition to a structure

identified in (a) above, after the issuance of a special permit from the

Planning Board provided:

(I) The subject lot is sufficiently small in size as to contribute to a

development pattern of diverse, small scale, new structures and the

retention of existing structures (for lots exceeding 10,000 square
feet a specific finding shall be made that this objective has been

met);

(2) The exemption from the loading requirements will result in a

building design that is more appropriate to its location, will
enhance the pedestrian environmentalong the public sidewalk,
reduce the impact of the development on abutting residential
neighborhoods through a reduction in the scale of the building and

a reduction in the noise and fumes associated with the operation of
a loading facility, or in other ways better serve the objectives of
this Section 11.500;

(3) By the nature of the uses or the scale of the building proposed,

the lack of accessory loading facilities will not unreasonably

burden the abutting residential streets.

11.505 Standards for Issuance ofSpecialPermits.

In addition to the general standards for the issuance of a special permit found in Section

10.40 of the Zoning Ordinance, the Planning Board shall consider the following in

making its determination:

a. The proposed development does one or more of the following:

encourages responsible and orderly development that minimizes its impact
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on adjacent residential neighborhoods; strengthens and enhances the

pedestrian environment and provides retail and service uses that serve the

needs of the adjacent neighborhoods; creates a more coherent and visually
consistent architectural expression along the Avenue; reduces the

functional and visual impact of the automobile on the public street and as

viewed from the residential neighborhood behind Massachusetts Avenue;

increases the supply of housing along the Avenue and advances the

general objective of increasing the supply of affordablehousing units; and
.

b. The Board must find that no National Register or contributingbuilding
is demolished or so altered as to terminate or preclude its designation as a

National Register or contributing building; and that no National Register

or contributing building has been demolished or altered so as to terminate

or preclude its designation within the five (5) years preceding the

application.

B. Amend the FAR and height provisions of the Business B-l and Business B-2

zoning districts.

1. Amend Table 5-3 - Business Districts, columns (I) and (6) in lines Bus. B-l and
Bus. B-2, to read as follows.

District (I) (6)

(b) ( C )

BusB-l 2.0 80

(D

Bus. B-2 2.0 80

.

2. In Section 5.33 - Business Districts, Subsection 2 - Footnotes,delete footnote (b) in
its entirety and substitute therefor the following.
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(b) The maximum floor area ratio for residential uses listed in Subsections 4.31 a, b, d, e,

and g shall be 2.25

C. Amend the Zoning Map of the City of Cambridge by creating the Mid
MassachusettsAvenue Overlay District as described below.

The boundary of the Mid Massachusetts OverlayDistrict shall be coterminous with
boundaries of the Business B district, the Business B-l district, the Business B-2 district
and the Office 3 District abutting Massachusetts Avenue between the eastern boundary of
the Harvard Square Overlay District and the western boundary of the Central Square

Overlay District as shown on the accompanying map.

Western boundary of the Central Square Overlay District

1.0 The western boundary of the Central Square Overlay District is a line, said line

beginningat the intersection of the centerline of Pleasant Street and Green Street, "

1.1 Thence proceeding in a northeasterly direction along the centerline of Pleasant Street

to its intersection with the centerline of Massachusetts Avenue

" 1.2 Thence turning and proceeding in a northwesterly direction along the centerline of
Massachusetts Avenue to its intersection with the southwestern extension of the

centerline of Inman Street,

1.3 Thence turning and proceeding in a northeasterly direction along the southwestern

extension of the centerline of Inman Street, and the centerline of Inman Street to its

intersection with the northwestern extension of the centerline of Bishop Allen Drive.

Eastern boundary of the Harvard Square Overlaj' District

2.0 The eastern boundary of the Harvard Square Overlay District is a line, said line being
the southeasterly sideline of lot #2 on Assessor's Plat #121 and its northeasterly extension

across Massachusetts Avenue to its intersection with a line 100 feet distant from and

parallel to the northeasterly sideline of Massachusetts Avenue.

" Affected properties

1.01 Premises shown on Assessor's Plat #121

Affecting all or parts of lots #102, 103, 94, 95, 6, 114, 113

Even numbers 972-1038 Massachusetts Avenue, odd numbers 583-629 Green Street

1.02 Premises shown on Assessor's Plat #120

Affecting all or parts of lots #101, 81, 72, 100, 40, 76, 77, 43, 44, 45, 46, 73, 74, 48, 49,

64, 68, 54
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Even numbers 922-964 Massachusetts Avenue, odd numbers 49-65 Hancock Street, odd
numbers 543-551 Green Street.

.

1.03 Premises shown on Assessor's Plat #119

Affecting all or parts of lots #21, 91, 90, 101, 4, 5, 82, 83, 7, 12, 8, 9, 92, 93, 22, 33, 23,
32, 31,94

Even numbers 760-910 Massachusetts Avenue, odd numbers 397-485 Green Street, odd
numbers 5-7 Pleasant Street, even numbers 2-20 Sellers Streel odd numbers 13-17
Sellers Street, even numbers 52-66 HancockStreet.

1.04 Premises shown on Assessor's Plat #118

Affecting all or parts of lots #33, 7, 9, 29, 30, 31, 32, 1, 2, 3

Odd numbers 5-5A Bigelow Street, odd numbers 795-847 Massachusetts Avenue, even
numbers 2-4 Clinton Street.

1.05 Premises shown on Assessor's Plat #117

Affecting all or parts of lots #56, 57, 29, 55, 30, 31, 54, 64, 65, 58, 59, 26, 27, 69, 10S,
104, 1, 28, 24, 23

Odd numbers 859-907 Massachusetts Avenue, odd numbers 3-5 Clinton SKeet, even
numbers 12-14 Lee Street, odd numbers 5-ll Lee Street, even numbers 74-92 Hancock
Street.

1.06 Premises shown on Assessor's Plat #116

Affecting all or parts of lots #54, 92, 103, 98, 96, 99, 74, 59, 60, 101, 100, 94, 95, 68, 10,
11, 12, 13

Odd numbers 923-1009 Massachusetts Avenue, odd numbers 75-85 Hancock Street, 2
Dana Street, 6 Ellery Street.

1.07 Premises shown on Assessor's Plat #134

Affecting all or parts of lots #35, 34, 33, 32, 30, 31, 29

Odd numbers 1023-1039 Massachusetts Avenue, 5 Ellery Street.
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OFFICE OF THE CITY CLERK

CITYOF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGARETDRURY DONNAP. LOPEZ

CITYCLERK DEPUTY CITY CLERK

The Ordinance Committee will hold a public hearing on Tuesday, October 7, 1997, at
5:30 P.M. in the Sullivan Chamber, City Hall, 795 Massachusetts Avenue, Cambridge,
Massachusetts as follows:

NEW SECTION 11.500 MID MASSACHUSETTS AVENUE OVERLAY DISTRICT

The amendment to the text of the Zoning Ordinance and the Zoning Map to create a new
Overlay District, Section 11.500 - Mid Massachusetts Avenue Overlay District that would apply
to an area between the Central Square Overlay District and the Harvard Square Overlay District
and designated for residential, office or retail use. This new overlay district would reduce the
height and the Floor Area Ratio allowed in the Business B, Business B-l, Business B-2, and the
Office 3 base zoning districts in the affected area. Special permit provisions would allow an
increase in height from 55 feet as permitted as-of-right to 80 feet. Other special permit
provisions are provided jncluding a waiver of yard requirements.

This new Mid Massachusetts Avenue Overlay District is shown on the map.
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OFFICE OF THE CITY CLERK
CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGARETDRURY DONNAP. LOPEZ

CITYCLERK
DEPUTY CITY CLERK

The Ordinance Committee will hold a public hearing on Tuesday, October 7, 1997, at
5:30 P.M. in the Sullivan Chamber, City Hall, 795 Massachusetts Avenue, Cambridge,
Massachusetts as follows:

NEW SECTION 11.500 MID MASSACHUSETTS AVENUE OVERLAY DISTRICT

The amendment to the text of the Zoning Ordinance and the Zoning Map to create a new
Overlay District, Section 11.500 - Mid Massachusetts Avenue Overlay District that would apply

to an area between the Central Square Overlay District and the Harvard Square Overlay District
and designated for residential, office or retail use. This new overlay district would reduce the
height and the Floor Area Ratio allowed in the Business B, Business B-l, Business B-2, and the

Office 3 base zoning districts in the affected area. Special permit provisions would allow an
increase in height from 55 feet as permitted as-of-right to 80 feet. Other special permit
provisions are provided including a waiver of yard requirements.

This new Mid Massachusetts Avenue Overlay District is shown on the map.
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGARETDRURY DONNA P. LOPEZ
'

CITY CLERK
" DEPUTY CITYCLERK

The Ordinance Committee will hold a public hearing on Tuesday, October 7, 1997, at
5:30 P.M. in the Sullivan Chamber, City Hall, 795 Massachusetts Avenue, Cambridge,
Massachusetts as follows:

.

NEW SECTION 11.500 MID MASSACHUSETTS AVENUE OVERLAY DISTRICT

V

The amendment to the text of the Zoning Ordinance and the Zoning Map to create a new
Overlay District, Section 11.500 - Mid Massachusetts Avenue Overlay District that would apply
to an area between the Central Square Overlay District and the Harvard Square Overlay District
and designated for residential, office or retail use. This new overlay district would reduce the
height and the Floor Area Ratio allowed in the Business B, Business B-l, Business B-2, and the
Office 3 base zoning districts in the affected area. Special permit provisions would allow an
increase in height from 55 feet as permitted as-of-right to 80 feet. Other special permit
provisions are provided including a waiver of yard requirements.

This new Mid Massachusetts Avenue Overlay District is shown on the map.
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGARErDRURY DONNAP. LOPEZ

CITY CLERK . DEPUTY CITY CLERK

The Ordinance Committee will hold a public hearing on Tuesday, October 7, 1997, at
5:30 P.M. in the Sullivan Chamber, City Hall, 795 Massachusetts Avenue, Cambridge,
Massachusetts as follows:

NEW SECTION 11.500 MID MASSACHUSETTS AVENUE OVERLAY DISTRICT

The amendment to the text of the Zoning Ordinance and the Zoning Map to create a new
Overlay District, Section 11.500 - Mid Massachusetts Avenue Overlay District that would apply
to an area between the Central Square Overlay District and the Harvard Square Overlay District
and designated for residential, office or retail use. This new overlay district would reduce the
height and the Floor Area Ratio allowed m the Business B, Business B-l, Business B-2, and the
Office 3 base zoning districts in tte affected area. Special permit provisions would allow an
increase in height from 55 feet as permitted as-of-right to 80 feet. Other special permit
provisions are provided including a waiver of yard requirements.

This new Mid Massachusetts Avenue Overlay District is shown on the map.
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OFFICE OF THE CITY CLERK

CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/IDD (617) 492-0235

D. MARGARETDRURY DONNAP. LOPEZ
aTYcLERK DEPUTY CITY CLERK

The Ordinance Committee will hold a public hearing on Tuesday, October 7, 1997, at
5:30 P.M.' in the Sullivan Chamber, City Hall, 795 Massachusetts Avenue, Cambridge,
Massachusetts as follows:

NEW SECTION 11.500 MID MASSACHUSETTS AVENUE OVERLAY DISTRICT

The amendment to the text of the Zoning Ordinance and the Zoning Map to create a new
Overlay District, Section 11.500 - Mid Massachusetts Avenue Overlay District that would apply
to an area between the Central Square Overlay District and the Harvard Square Overlay District
and designated for residential, office or retail use. This new overlay district would reduce the
height and the Floor Area Ratio allowed in the Business B, Business B-l, Business B-2, and the
Office 3 base zoning districts in the affected area. Special permit provisions would allow an
increase in height from 55 feet a3 permitted as-of-right to 80 feet. Other special permit
provisions are provided including a waiver of yard requirements.

This new Mid Massachusetts Avenue Overlay District is shown on the map.

i
I
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0OFFICE OF THE CITY CLERK
CITY OF CAMBRIDGE

(617) 349-4260
FAX (617) 349-4307

tty/TDD (617) 492-0235

D. MARGARErDRURY DONNAP. LOPEZ
'

CITYCLERK DEPUTY CITY CLERK

The Ordinance Committee will hold a public hearing on Tuesday, October 7, 1997, at
5:30 P.M. in the Sullivan Chamber, City Hall, 795 Massachusetts Avenue, Cambridge,
Massachusetts as follows:

NEW SECTION 11.500 MID MASSACHUSETTS AVENUE OVERLAY DISTRICT

The amendment to the text of the Zoning Ordinance and the Zoning Map to create a new
Overlay District, Section 11.500 - Mid Massachusetts Avenue Overlay District that would apply
to an area between the Central Square Overlay District and the Harvard Square Overlay District
and designated for residential, office or retail use. This new overlay district would reduce the
height and the Floor Area Ratio allowed in the Business B, Business B-l, Business B-2, and the
Office 3 base zoning districts in the affected area. Special permit provisions would allow an
increase in height from 55 feet as permitted as-of-right to 80 feet. Other special permit
provisions are provided including a waiver of yard requirements.

This new Mid Massachusetts Avenue Overlay District is shown on the map.

.
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CITY HALL, 795 MASSACHUSETTS AVENUE CAMBRIDGE, MASSACHUSETTS 02139
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The Ordinance Committee held a public hearing on October 7, 1997, beginning at 6:00
p.m. in the Sullivan Chamber for the purpose of considering a proposed amendment to the
Zoning Ordinance to create a new overlay district, the Mid Massachusetts Avenue Overlay
District, that would apply to the area between the Central Square Overlay District and the
Harvard Square Overlay District.

Present at the hearing were Councillor Francis H. Duehay, Chair of the Committee, Vice
Mayor Kathleen L. Born, Councillor Henrietta Davis, Councillor Michael A. Sullivan,
Councillor Katherine Triantafdlou, and City Clerk D. Margaret Drury. Also present were
Lester Barber, Director of Land Use and Zoning, Community Development Department, and
Nancy Glowa, First Assistant City Solicitor.

Councillor Duehay convened the hearing and explained the purpose of the hearing and
the procedures. He noted that this petition is proposed by the Planning Board, and he invited
Mr. Barber to describe the proposal.

Mr. Barber stated that the proposal would establish a new overlay district on
Massachusetts Avenue between Central and Harvard Square, which are both the subject of
overlay districts. It would be designated for residential, office or retail use. The new overlay
district would reduce the height and the floor area ratio (FAR) allowed in Business B, Business

B-l, Business B-2, and the Office 3 base zoning districts m the affected area. Special permit
provisions would allow an increase in height from 55 feet as permitted as-of-right now to 80
feet. Other special permit provisions are provided, including a waiver of yard requirements.

A copy of the proposed amendment is attached. Attachment A.

Mr. Barber stated that, m addition, the proposal would require active uses on the ground
,

floor, with a minimum of glass on the first floor. By special permit, there could be a waiver
of the loading and setback requirements, as in the Harvard Square and Central Square overlay
ciistiicts. Special permits would not be allowedwhere an existingbuilding would be demolished.
He noted dt the amendment would make a number of buildings non-conforming as to height
and FAR, but the Planning Board feels that it is important to gain control over the area and

protect the adjacent neighborhoods.

Councillor Duehay stated that there have been numerous attempts to rezone this area
which have failed. Councillor Duehay asked about comments he has heard to the effect that the
discretion of special permits should not be allowed.

Mr. Barber stated that the Planning Board believes that some flexibility is needed in this
situation because the area includes many different types of buildings. He noted that there would
be no discretion to go above 80 feet. The discretion is only between 55 feet and 80 feet.
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Vice Mayor Born noted that three zoning districts would be covered by this proposed

overlay district and asked what the present allowed heights are. Mr. Barber distributed a chart
with that information. Attachment B.

Vice Mayor Born asked if the City CounCil could remove the special permit provisions
by amendment.

Ms. Glowa stated that the question is whether the proposed amendment would
fundamentally change the petition. She wold have to do more analysis before she could answer
that question.

Vice Mayor Born asked about the effect on the granting of variances by the Planning
Board. Ms. Glowa stated that the Planning Board has no authority to issue variances under state

law.

Mr. Barber added that there is a section of the Zoning Ordinances, Section 10.45, that

provides for the Planning Board to approve special permit projects which would otherwise need

variances without any further variance from the Board of Zoning Appeal. However, the Law
Department has raised issues of legal authority and the Planning Board no longer hears any
variance requests. '

Vice Mayor Born suggested an amendment to eliminate that provision. Ms. Glowa said

that this should be done by a separate petition. She stated that the Law Department questions

whether there is authority under M.G.L. Ch. 40A and does believe the section should be

eliminated.

Councillor Duehay and Vice Mayor Born requested that the Law Departmentprepare an
amendment to eliminate that provision.

Councillor Davis asked why the special permit provision is included in the Mid-
Massachusetts Avenue Overlay proposal. Mr. Barber stated that there is a wide variety of
heights in the area. Sometimes it is preferable and beneficial to the residentialneighbors to have

height instead of a building pressed more closely to the residential neighborhood.

Councillor Davis asked how close the Massachusetts Avenue buildings can be to the lot
line on Green Street. Mr. Barber stated that in the Business B-l district, there is a 40 foot
height limit.

Councillor Duehay then invited testimony m support of the proposal.
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Mr. James Williamson, 17 Perry Street, stated that he is in favor of a substantial change
but that this proposal does not go far enough. Since he moved here m 1971, that section of
Massachusetts Avenue has been destroyed. The fact that there are a lot of huge buildings does

not mean that they are the appropriate context for judging what else can happen. Fifty five feet
is more than enough height for any new building. He noted that MIT sold a building m that
neighborhood for $1.5 million and the building is worth $3 million.

Mr. Michael Brandon, 27 Seven Pines Avenue, stated that he is generally m favor of
overlay districts. However, he noted a problem with the North Massachusetts Overlay District.
It is supposed to provide for pedestrian friendly users but it has not prevented Midas Muffler's
expansion and two more automobile-centered establishments, even though they were denied
special permits by the Planning Board. He questioned whether the language is strong enough.
He also stated his support for elimihating the section that provides for the Planning Board to
issue variances.

Mr. Jack Joseph, 991 Massachusetts Avenue, proposed giving the Planning Board the
right to expand the FAR beyond 2.5.

Councillor Duehay then invited testimony in opposition to the petition.

Mr. Robert LaTremouille, 835 Massachusetts Avenue, stated that the Planning Board is
trying to convert this residential neighborhood to be just like Central Square and Harvard
Square. The petition is destructive to the residential neighborhood. First floor commercial uses

are destructive to the residential neighborhood.

Councillor Duehay asked whether he would favor the petition if the special permit
provision was eliminated. Mr. LaTremouille stated that he would not.

Marilyn Wellons, Green Street, spoke in opposition to the proposal, particularly to the
special permit provisions. She stated that the provisions for special permits change the burden

of proof. Special permits look like a wonderful tool for flexibility, but in actuality, it is easier

for a development to get a special permit than a variance; and m the process, the burden of
proof is changed so that neighbors find themselves fighting for each of the protections
guaranteed under zoning. The developers have the money to hire lawyers, take the city to court,
etc. It also divides the neighborhood. She stated that if the City Council really wants to control
growth, it should do it; and not put in this waffle clause that makes the neighbors fight it out
case-by-case at the Planning Board.

Couneillor Duehay asked whether she or her neighbors have a counter proposal. Ms.
Wellons stated that she did not know of any.

Councillor Davis asked what the Green Street neighbors would think of the proposal

without the special permit provisions.
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Ms. Wellons stated that she is not sure what would be left for an overlay district as
opposed to just changing height and FAR, but she would need to look more closely.

Councillor Davis stated that she is hearing that there is a presumption that the special
permit will be granted. She said that she sees it as something that has to be earned because of
other overriding benefits to the neighborhood and the community. There should be no
presumption in favor of a special permit.

Ms. Harriet Feinberg, 639 Green Street, stated that special permits are to developers as

red flags are to bulls. The existence of the possibility becomes psychologicalmotivation. She

would favor more modest provisions which are clear and firm.

Ms. Ellin Sarot, 654 Green Street, stated that she favors a fixed, firm law instead of
special permits. She believes it would also help developers to know what the real limits are
early on.

Councillor Duehay stated that it is clear that the residents present would prefer ordinary
zoning. His sentiments are going towards voting against it and requesting a more restrictive
proposal, but this is a matter fOr debate by the full City Council.

Vice Mayor Born asked when this petition would expire. Mr. Barber stated that it would
P

be 90 days from this hearing. Mr. Barber stated that nothing in an overlay district requires
special permits. It may be possible to amend this proposal to accomplish that.

Vice Mayor Born moved that it be referred to the full City Council without
recommendationand that it be accompanied with a request for a legal opinion as to the latitude
of the City Council to amend the petition, particularly with respect to an amendment to eliminate
the special permit provisions. The motion passed without objection on a voice vote.

Councillor Duehay recommended addition opportunity for citizen input, perhaps with
meetings m the neighborhoods to get the opinions of a lot of people who live and work in this
neighborhood.

Councillor Duehay thahked those present for those attendance. The meeting was
adjourned at 7:00 p.m.

For the Committee,

a7t·r. )d· »yrm))
Councillor Francis H. Duehay
Chair
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III. Amendment to create a new Mid Massachusetts Avenue Overlay District in the

Cambridge Zoning Ordinance

A. Amend the text of the Zoning Ordinance of the City of Cambridge by creating a

new Section 11.500 to read as follows

11.500 Mid Massachusetts Avenue Overlay Disthict

11.501 Establishment and Scope. There is hereby established the Mid Massachusetts

Avenue Overlay District which shall be governed by the regulations and procedures

specified in this Section 11.500. It is the intent of this section that these regulations will
apply to an area between the Centm! Square Overlay District and the Harvard Square

Overlay District along Massachusetts Avenue and designated for residential, office or
retail use on the Zoning Map.

' 11.502 GeneralPurpose. It is the purpose of this Section 11.500 to augment existing

zoning regulations to respond to the unique problems and pressures for change particular

to Massachusetts Avenue abutting the Mid Cambridge and Riverside neighborhoods.

The regulations in this Section 11.500 provide for more careful public scrutiny of

.
development proposals that may negatively impact the residential neighborhoods that lie

- immediatelyadjacent to the narrow corridor of commercial activity along Massachusetts

Avenue. These regulations are intended to channel new development activity in ways
that will reduce and mitigate its negative impact on residential properties in adjacent

residentiallyzoned areas; contributeto a more cohesive visual environment; enhance the

quality of the pedestrian experience along Massachusetts Avenue; provide incentives for
the residential uses; preserve historic structures and other buildings that express the

history of this area of the City and its diversity of building scales and ages; and to

provide sufficient regulatory flexibility so as to advance the general purposes of this

Section 1 1.500.

11.503 GeneralProvisions.

11503.1Applicability.

The Mid Massachusetts Avenue Overlay District shall be an overlay district on the

zoning map established in Section 3.20. The buildings and land uses within said district
shall be controlledby the pertinent regulations within the base zoning districts, except as T

modified by the requirements of this Section 11.500, which shall apply in addition to

regulations imposed by the base zoning map designations. Where base zoning

regulations differ from requirements of this Section 11.500, the stricter provisions shall

apply.

11.503.2 Area ofSpecialPlanning Concern.

PB 7/30/97 1
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The Mid Massachusetts Avenue Overlay District shall be considered an area of special

planning concern

Development proposals listed in Subsection 11.42 of the Zoning Ordinance shall be

subject to the review procedures specified in Section 11.40 - Development Consultation

Procedure.

11.503.3 NationalRegister and Contributing Buildings.

For the purposes of this Section 11.500 the following definitions shall apply:

a. National Register Building shall be a building individually listed or
determined eligible for the National Register of Historic Places as

determined by the Secretary of The Department of the Interior.

b. A contributing building shall be

(I) Identified as a contributing building in a listed or eligible
National Register District as determined by the Secretary of the

Department of the Interior; or

(2) Any building fifty (SO) years old or older subject to review by
the Cambridge Historical Commission under the provisions of
City of Cambridge Ordinance #965.

However, a building shall no longer be considered a contributingbuilding

as defined in this Subsection 11.503.2 (b) for the purpose of this Section

11.500 if, upon application for a demolition permit, the Cambridge

Historical Commission shall determine the building not to be a preferably

preserved significant building as defined in the City of Cambridge

Demolition Ordinance #965.

11.504 Detaikd Provisions.

11.504.1 Building HeightLimiMti'ons

The maximum height of buildings in the Massachusetts Avenue at Mid Cambridge

Overlay District shall be governed by the requirements of this Section 11.504.1; at

locations where the base zoning district establishes a more restrictivC height limit, the

more restrictive provisions shall apply.

a. As of Right Height Limitations.

The maximum as of right height of any building shall be fifty-five (55)

feet.

b. Special Permit for Additional Height.

The maximum allowable height in the Massachusetts Avenue at Mid
Cambridge Overlay District may be increased up to eighty (80) feet upon

PB 7/30/97 2
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issuance of a Special Permit from the Planning Board provided that those

portions in excess of fifty-five (55) feet are set back from the street line at

least ten (IQ) feet and that those portions are also set back from one or

more forty-five degree (45°) bulk control planes beginning fifty-five (55)

feet above any streetline in the district and rising over one or more lots at a

forty-five degree (45°) angle.

c. The bulk control plane restrictions of paragraph b above, or similar

provisions that may apply in any base district regulations for portions of
buildings abutting Massachusetts Avenue, may be waivedby the Planning

Board upon issuance of a Special Permit.

11.504.2 FloorArea Ratio Limitations.

The maximumfloor area ratio applicable to any lot in the Massachusetts Avenue at Mid
Cambridge Overlay District shall be governed by the requirements of this Section

11'.504.2; however, at locations where the base zoning district establishes a more
restrictiveFAR limit the more restrictive limit shall apply.

The maximumFAR shall be 2.0 for all non residential uses and for hotels and motels;

2.25 for residential uses excluding hotels and motels.

11.504.3 Waiver ofSetback Requirements.

Upon issuance of a special permit from the Planning Board the yard requirements of a

base zoning district may be waived except where such yard abuts that portion of any lot,

but not a public way, outside the Central Square, Harvard Square or Mid Massachusetts

Avenue Overlay District.

11.304.4 Use Limitations and Restrictions.

In addition to the use regulations applicable in each base zoning district the followinguse

restrictions and limitations shall apply in the Mid Massachusetts Avenue Overlay
District:

'
a. GroundFloor Restrictions.

The"ground (first) floor of that portion of a'building facing or abutting

Massachusetts Avenue and which is on a lot which shares a common lot
line with Massachusetts Avenue shall consist of gross floor area devoted

to any one or combinationof uses permitted in the applicable base zoning
district and shall in addition meet the followingconditions:

(I) At least eighty (80) percent of the floor elevation of the ground

(first) floor shall be at the mean grade of the lot at the

Massachusetts Avenue streetline except that residential uses may
be located no higher than four and a half (4 1/2) feet above the

mean grade of the lot abutting the Avenue at the property line.

PB 7/30/97 3
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(2) The use shall have a minimum depth of thirty (30) feet.

(3) Where other than residential uses are established, the ground

(first) floor facade shall consist of a minimum of forty (40) percent

clear glass; for residential uses that minimum area shall be twenty
(20) percent. I

11.504.5 WavierofParking and Loading Requirements.

Uses in the Massachusetts Avenue at Mid Cambridge OverlayDistrict which meet the

following requirements shall be exempted from the loading requirements as specified in

Section 6.36 - Schedule of Parking and Loading Requirements.

a. The use is contained within a structure or portion of a structure in

existence on or before June 1, 1940 or if constructed later is identified as a

National Register or contributing building; or

b. The use is contained in a new structure or new addition to a structure

identified in (a) above, after the issuance of a special permit from the

Planning Board provided:

(I) The subject lot is sufficiently small in size as to contributeto a

development pattern of diverse, small scale, new structures and the

retention of existing structures (for"1ots exceeding 10,000 square
feet a specific finding shall be made that this objective has been

met);

(2) The exemption from the loading requirements will result in a

building design that is more appropriate to its location, will
enhance the pedestrian environmentalong the public sidewalk,
reduce the impact of the development on abutting residential

neighborhoods through a reduction in the scale of the building and

a reduction in the noise and fumes associated with the operation of
a loading facility, or in other ways better serve the objectives of
this Section 11.500;

(3) By the nature of the uses or the scale of the building proposed,

the lack of accessory loading facilities will not unreasonably

burden the abutting residential streets.

11.505 Standards for Issuance ofSpecialPermits.

In addition to the general standards for the issuance of a special permit found in Section

10.40 of the Zoning Ordinance, the Planning Board shall consider the following in

· making its determination:

a. The proposed development does one or more of the following:

encourages responsible and orderly development that minimizes its impact

PB 7/30/97 4
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on adjacent residential neighborhoods; strengthens and enhances the

pedestrian environmentand proyides retail and service uses that serve the

needs of the adjacent neighborhoods; creates a more coherent and visually

consistent architectural expression along the Avenue; reduces the

functional and visual impactof the automobile on the public street and as

viewedfrom the residential neighborhood behind Massachusetts Avenue;

increases the supply of housing along the Avenue and advances the

general objectiveof increasing the supply of affordable housing units; and
,

b. The Board must find that no National Register or contributing building

is demolished or so altered as to terminate or preclude its designation as a

National Register or contributing building; and that no National Register

or contributing building has been demolished or altered so as to terminate

or preclude its designation within the five (S) years preceding the

application.

B. Amend the FAR and height provisions of the Business B-l and Business B-2

zoning districts.

1. Amend Table 5-3 - Business Districts, columns (I) and (6) in lines Bus. B-l and

Bus. B-2, to read as follows.

District (I)
' (6)

(b) ( C )

Bus B-l 2.0 80

(D

Bus. B-2 2.0 80

2. In Section 5.33 - Business Districts, Subsection 2 - Footnotes,delete footnote (b) in
its entirety and substitute therefor the following.

PB 7/30/97 5
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(b) The maximum floor area ratio for residential uses listed in Subsections 4.31 a, b, d, e,

and g shall be 2.25

C. Amend the Zoning Map of the City of Cambridge by creating the Mid
0

MassachusettsAvenue Overlay District as described below.

The boundary of the Mid Massachusetts Overlay District shall be coterminous with

boundaries of the Business B district, the Business B-l districl the Business B-2 district

and the Office 3 District abutting Massachusetts Avenue between the eastern boundary of
the HarvardSquare Overlay District and the western boundary of the Central Square

Overlay District as shown on the accompanying map.

Western boundary of the Central $quare Overlay District

1.0 The western boundary of the Central Square Overlay District is a line, said line

beginning at the intersection of the centerline of Pleasant Street and Green Street,

1.1 Thence proceeding in a northeasterly direction along the centerline of Pleasant Street

to its intersection with the centerline of Massachusetts Avenue

' 1.2 Thence turning and proceeding in a northwesterly direction along the centerline of
Massachusetts Avenue to its intersection with the southwestern extension of the

centerline of Inman Street,

' 1.3 Thence turning and proceeding in a northeasterly direction along the southwestern

extension of the centerline of Inman Street, and the centerline of Inman Street to its

intersection with the northwestern extension of the centerline of Bishop Allen Drive.

Eastern boundary of the Harvard Square OverlaV District

2.0 The eastern boundary of the Harvard Square OverlayDistrict is a line, said line being

the southeasterly sideline of lot #2 on Assessor's Plat #121 and its northeasterly extension

across Massachusetts Avenue to its intersection with a line 100 feet distant from and

parallel to the northeasterly sideline of Massachusetts Avenue.

- Affected properties

1.01 Premises shown on Assessor's Plat #121

Affecting all or parts of lots #102, 103, 94, 95, 6, 114, 113

Even numbers 972-1038 Massachusetts Avenue, odd numbers 583-629 Green Street

1.02 Premises shown on Assessor's Plat #120

Affecting all or parts of lots #101, 81, 72, 100, 40, 76, 77, 43, 44, 45, 46, 73, 74, 48, 49,

64, 68, 54
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Even numbers 922-964 Massachusetts Avenue, odd numbers 49-65 Hancock Stleet, odd
numbers 543-551 Green Street.

.

1.03 Premises shown on Assessor's Plat #119

Affecting all or parts of lots #21, 91, 90, 101, 4, 5, 82, 83, 7, 12, 8, 9, 92, 93, 22, 33, 23,

32, 31,94

Even numbers 760-910 Massachusetts Avenue, odd numbers 397-485 Green Street, odd
numbers 5-7 Pleasant Street, even numbers 2-20 Sellers Street odd numbers 13-17

Sellers Street, even numbers 52-66 HancockStreet.

1.04 Premises shown on Assessor's Plat #118

Affecting all or parts of lots #33, 7, 9, 29, 30, 31, 32, I, 2, 3

Odd numbers 5-5A Bigelow Street, odd numbers 795-847 Massachusetts Avenue, even
numbers 2-4 Clinton Street.

1.05 Premises shown on Assessor's Plat #117

Affecting all or parts of lots #56, 57, 29, 55, 30, 31, 54, 64, 65, 58, 59, 26, 27, 69, 105,

104, 1, 28, 24, 23

Odd numbers 859-907 Massachusetts Avenue, odd numbers 3-5 Clinton Street, even
numbers 12-14 Lee Street, odd numbers 5-ll Lee Street, even numbers 74-92 Hancock
Street.

1.06 Premises shown on Assessor's Plat #116

Affecting all or parts of lots #54, 92, 103, 98, 96, 99, 74, 59, 60, 101, 100, 94, 95, 68, 10,

11, 12, 13

Odd numbers 923-1009 Massachusetts Avenue, odd numbers 75-85 Hancock Street, 2
Dana Street, 6 Ellery Street.

1.07 Premises shown on Assessor's Plat #134

Affecting all or parts of lots #35, 34, 33, 32, 30, 31, 29

Odd numbers 1023-1039 Massachusetts Avenue, 5 Ellery Street.

PB 7/30/97
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Comparison of Changes

Mid-Massachusetts Avenue Overlay District

Dimensional Characteristics

District Floor Area Ratio (FAR) Permitted Height

Office 3 existing 3.0 120

Office 3 proposed 2.0/2,25 residential 55'/80" by s.p.

Business B existing 4.0 120'

Business B proposed 2.012.25 residential 55'/80 by s.p.

Business B-l existing 3.013.25 residential 90'**

Business B-l proposed 2.0/2.25 residential 55'/80 by s.p.

Business B-2 existing 3.0 ' 90'**

Business B-2 proposed 2.0/2.25 residential 55'/80 by s.p.

** subject to cornice height and other transition height requirements that will continue in
the Overlay District

Other Provisions

1. Yard (setback) requirements can be waived by special permit within the district.
Most relevant to the Office 3 district which has formula setbacks for all buildings.

2. Active ground floor uses are required.

3. Waiver of loading requirements by special permit.

£ Establishment of Preferably Preserved Significant building status as a standard for
granting special permits.

CDD 10/07/97
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A report from Counc111or Francis H.
D'uehay, Char1 of the Ordinance

, mrnlttee,
for a meeting held on October 7, 997 for
the purpose of considering a pjopo" d amendment
to the Zoning Ordinances to cHeate new
overlay: district , the Mid Massachusetts
Avenue Overlay District , that would apply
to the area between the Central Square
Overlay district and the Harvard Square
Overlay District . .
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In City Council October 27 , : 1997
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