
 
McDERMOTT 
QUILTY & 
MILLER LLP 

 
28 STATE STREET, SUITE 802                                                                                                                       
BOSTON, MA 02109                                                                                                                                     
 
Via Electronic Mail (sascott@cambridgema.gov) 
 
Central Square Advisory Committee 
C/o Sarah Scott, Associate Zoning Planner 
344 Broadway  
Cambridge, MA 02139 
 
RE: 18 Pleasant Street, Cambridge – Demolition of Existing Structure and Construction 

of Six (6) Residential Units  
 
Ms. Scott, 
 
 Our office represents Kinvarra Capital, LLC (the “Applicant”) in connection with their 
redevelopment of the site located at 18 Pleasant Street (the “Premises”) in Cambridge’s Central 
Square Neighborhood. The Applicant proposes to demolish the existing structure at the Premises 
and construct a new four (4) story zoning complaint structure containing six (6) residential units 
(the “Project”). Due to the age of the existing structure at the Premises, the Project has been 
through an extensive review by the Cambridge Historical Commission (the “CHC”) and received 
their approval to demolish the existing structure and replace it with a building as described in the 
plans and using the materials reviewed at the CHC’s May 5, 2022 hearing enclosed herewith.  
 
 The Premises is located in a Business A (BA) Zoning District and the Central Square 
Overlay District. Residential structures in a BA district are required to comply with the 
dimensional requirements for dwellings in a Residence C-2B District. Please see the dimensional 
regulations table below:   
 
Dimensional Regulations1:  
 
 BA District (per 

5.33.1) 
Res C-2B (per 

5.31.1) 
Central Square 

Overlay District2 
Min. Lot Size None 5,000  
Min Lot Area Per 
DU 

600 600  

Min Lot Width None 50  
Max FAR 1.00 (non-res 

Use)/1.75 (res use) 
1.75  

 
1 5.28.1.a: “A dwelling in a Business A district shall be subject to the same dimensional requirements and other 
restrictions as a dwelling in a Residence C-2B district, …” 
2 20.304.2.1(a) - Where the base Zoning is more restrictive, that shall apply 

mailto:sascott@cambridgema.gov
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Max Building Height 35 (non-res use)/45 to 

65 ft. (res use) 
45 ft. 55 ft. 

Ratio of Min Private 
OS to Lot Area 

None 15%  

Min Front Yard  None (H+L)/4  
Min Side Yard  None (H+L)/5  
Min Rear Yard (H+L) /5 or at least 

20 ft. 
(H+L)/4 or at least 20 

ft 
 

Off-Street Parking  Min - 1.0 per DU Min – 0.50 pre DU 
Max – 0.75 per DU 

  
 As stated above, the Project has been designed to comply with the City’s Zoning 
Ordinance dimensional requirements, taking advantage of any applicable bonuses allowed under 
the Ordinance. It meets all setback, F.A.R., Private Open Space and Building Height 
requirements. Additionally, the Project proposed three (3) off-street parking spaces complies 
with the Ordinance’s minimum number required of 0.50 spaces per dwelling unit. The Project’s 
proposed dimensions are listed below and can be seen on sheet A-020 of the project plans.    
 
Proposed Dimensions:  
 

Lot Size 4,260 sq. ft. 
Min Lot Area Per 
DU 

3,600 sq. ft. 

Min Lot Width 60 ft. 
Max FAR 1.75 
Max Building Height 40 ft. 
Ratio of Min Private 
OS to Lot Area 

18% 

Min Front Yard  10 ft. 
Min Side Yard  11 ft. 4 in./11 ft. 2 in. 
Min Rear Yard N/A 
Off-Street Parking 3 Spaces 

 
 The Project proposes a six (6) unit structure. This will add high quality without 
displacement. The six (6) units are one-, two- and three-bedroom units ranging in size from 528 
sf to 1,671 sf. Specifically, their makeup is: 
 

• Unit 1: A one bedroom unit consisting of 528 sf on the first floor; 
• Unit 2: A two-bedroom unit consisting of 717 sf on the first floor; 
• Unit 3: A two-bedroom unit consisting of 759 sf on the second floor; 
• Unit 4: A two-bedroom unit consisting of 701 sf on the Second floor; 
• Unit 5: A three-bedroom unit with a study consisting of 1,671 sf on the third and four 

floors; and 
• Unit 6: A three-bedroom unit consisting of 1,371 sf on the third and four floors. 
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The Functional Green Roof (the “Roof”) area is 1,150 sf. The Applicant will be 
responsible for the initial installation and care for the Roof in accordance with the 
recommendations of the installer including watering, fertilization and weeding as required. The 
Roof will then be monitored, watered and weed as needed and fertilized as recommended. Once 
the units have been sold the association will then be responsible for the ongoing upkeep of the 
Roof as recommended by the installer. The association will be educated on the care of the Roof 
and given options for care and upkeep. 
 
 After reviewing the Premises (address id 31,782) in the “Cambridge FloodViewer 2022” 
it does not appear to be impacted by any of the Flooding Scenarios, Including the FEMA 100-
year and 500-year Flood Zones.  
 

Thank you for your time and attention to this matter. We look forward to presenting to 
the Project to the Central Square Advisory Committee.  Please do not hesitate to contact me with 
any questions or concerns.   

 
 

   
       Sincerely, 
 
        
       Thomas P. Miller, Esq. 
 
Enclosures 
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CITY OF CAMBRIDGE, MA •  PLANNING BOARD • SPECIAL PERMIT APPLICATION

Project Address: Application Date:  

Existing Allowed or
Required (max/min)

Proposed Permitted 

Lot Area (sq ft)

Lot Width (ft)

Total Gross Floor Area (sq ft)

Residential Base 

Non-Residential Base 

Inclusionary Housing Bonus

Total Floor Area Ratio

Residential Base

Non-Residential Base 

Inclusionary Housing Bonus

Total Dwelling Units

Base Units 

Inclusionary Bonus Units 

Base Lot Area / Unit (sq ft)

Total Lot Area / Unit (sq ft) 

Building Height(s) (ft) 

Front Yard Setback (ft)

Side Yard Setback   (ft) 

Side Yard Setback   (ft) 

Rear Yard Setback (ft) 

Open Space (% of Lot Area)

Private Open Space

Permeable Open Space

Other Open Space (Specify)

Off-Street Parking Spaces 

Long-Term Bicycle Parking

Short-Term Bicycle Parking

Loading Bays
Use space below and/or attached pages for additional notes: 
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UNIT 1
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717 SF
UNIT 2

2 BED

154 SF
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ELEV.

132 SF
STAIR B

131 SF
STAIR A

55 SF
VEST.

3'-1"

759 SF
UNIT 3

2 BED

701 SF
UNIT 4

2 BED

136 SF
STAIR B

?

132 SF
STAIR A

?76 SF
ELEV.

?

694 SF
UNIT 6

3 BED

790 SF
UNIT 5

3 BED + STUDY

76 SF
ELEV.137 SF

STAIR B
106 SF

STAIR A

76 SF
ELEV.

882 SF
UNIT 5

3 BED + STUDY

677 SF
UNIT 6

3 BED

137 SF
STAIR B

71 SF
ELEV.

116 SF
LOBBY

76 SF
STAIR A

MECH / SPRINK.

ELEV. MACH.

ELEC.

FLAT ROOF
(GREEN ROOF)

FLAT ROOF
(GREEN ROOF)
1,150 SF TOTAL

UNIT 6
ROOF DECK
86 SF MAX

ROOF HATCH 
ACCESS

UNIT 5
ROOF DECK
86 SF MAX

ROOF HATCH 
ACCESS

22.32  Functional Green Roof Area shall be defined as area atop a roof 
surface on a building, open to the sky and air, which is surfaced with soil 
and living plant materials for the purpose of retaining rainwater and 
absorbing heat from sunlight. The depth of soil and planted material shall 
be at least two (2) inches to be considered Functional Green Roof Area. 
For the purposes of maintaining the plant material, Functional Green 
Roof Area may be accessible by means of a roof entrance.

22.34  Floor Area Exemptions for Patios or Decks Adjacent to Functional 
Green Roof Area.

22.34.1  In non-residential zoning districts and in Residence C-1A, C-2, 
C-2A, C-2B, C-3, C-3A, and C-3B zoning districts, where a rooftop 
surface above the third floor includes Functional Green Roof Area as 
defined in Section 22.32 above, adjacent open-air outdoor space 
intended for use by building occupants or other persons that does not 
meet the definition of Functional Green Roof Area, such as a patio or 
deck, shall be exempted from the calculation of Gross Floor Area of the 
building, provided that the total space exempted in such a manner shall 
not exceed fifteen percent (15%) of the amount of Functional Green Roof 
Area on the building and that all such usable outdoor space shall be set 
back at least ten (10) feet from all outer roof edges.

FUNCTIONAL GREEN ROOF AREA= 1,150 SF 
TOTAL DECK AREA= 172 SF
172 / 1,150 = 0.149
TOTAL DECK AREA IS 14.9% OF 
TOTAL FUNCTIONAL GREEN ROOF AREA

26 SF AREA 
DESIGNATED
FOR MAINTENCE 
ACCESS ONLY
NOT INCLUDED 
IN FAR

AC CONDENSERS, 
6 TOTAL
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FAR PLANS

21056
5/13/2022
ASB / DM

JSK

18 PLEASANT ST

18 PLEASANT ST

RYAN WITTIG

18 PLEASANT ST.
CAMBRIDGE, MA

1/8" = 1'-0"1 1-GROUND FLOOR
1/8" = 1'-0"2 2-SECOND FLOOR

1/8" = 1'-0"3 3-THIRD FLOOR
1/8" = 1'-0"4 4-FOURTH FLOOR

1/8" = 1'-0"5 BASEMENT Copy 1

FAR CALCULATIONS

Name Area

BASEMENT
ELEV. 71 SF
LOBBY 116 SF
STAIR A 76 SF

263 SF

1-GROUND FLOOR
UNIT 2 717 SF
UNIT 1 528 SF
CORRIDOR 154 SF
ELEV. 76 SF
STAIR B 132 SF
STAIR A 131 SF
VEST. 55 SF

1792 SF

2-SECOND FLOOR
UNIT 4 701 SF
UNIT 3 759 SF
STAIR B 136 SF
STAIR A 132 SF
ELEV. 76 SF

1804 SF

3-THIRD FLOOR
UNIT 6 694 SF
UNIT 5 790 SF
ELEV. 76 SF
STAIR B 137 SF
STAIR A 106 SF

1803 SF

4-FOURTH FLOOR
UNIT 6 677 SF
UNIT 5 882 SF
ELEV. 76 SF
STAIR B 137 SF

1773 SF
7434 SF

UNIT TYPE RATIO
Comments Count

1 BED 1

2 BED 3

3 BED 1

3 BED + STUDY 1
6

UNIT AREAS

Name Area Comments

UNIT 1 528 SF 1 BED

UNIT 2 717 SF 2 BED

UNIT 3 759 SF 2 BED

UNIT 4 701 SF 2 BED

UNIT 5 1671 SF 3 BED + STUDY

UNIT 6 1371 SF 3 BED
5747 SF

1/8" = 1'-0"6 5-TOP OF ROOF

No. Description Date
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FLAT ROOF
(GREEN ROOF)

FLAT ROOF
(GREEN ROOF)
1,150 SF TOTAL

AC CONDENSERS,
6 TOTAL

UNIT 6
ROOF DECK
86 SF MAX5'

-6
"

15'-6 3/4"

5'
-6

"

15'-6 3/4"

ROOF HATCH 
ACCESS

UNIT 5
ROOF DECK
86 SF MAX

42" RAILING WITH 36" 
WIDE ACCESS GATE 
FOR ROOF 
MAINTENANCE

42" RAILINGS AT 
ROOF PERIMETER
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BASEMENT
-9' - 6"

1-GROUND FLOOR
0' - 0"

2-SECOND FLOOR
9' - 0"

3-THIRD FLOOR
18' - 0"
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27' - 0"

5-TOP OF ROOF
37' - 0"

10
' -

 0
"

9'
 - 

0"
9'

 - 
0"

9'
 - 

0"
9'

 - 
6"

GRADE
-3' - 0"

BASEMENT
-9' - 6"

1-GROUND FLOOR
0' - 0"

2-SECOND FLOOR
9' - 0"

3-THIRD FLOOR
18' - 0"

10
' -

 0
"

9'
 - 

0"
9'

 - 
0"

9'
 - 

0"
9'

 - 
6"

4-FOURTH FLOOR
27' - 0"
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 - 
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HARDI PANEL, 
COBBLE STONE

BRICK, SEASHELL 
COLOR

CAST STONE WATER 
TABLE, GINGER OR SIM

CAST STONE CORNICE, 
GINGER OR SIM

RIMLESS GLASS 
RAILING SYSTEM

CAST STONE CLADDING, 
GINGER OR SIM

ALTERNATING 
EXTRUDED BRICK 
COURSES

METAL CORNICE, 
MATCH METAL PANEL 
COLOR

FROSTED GLASS AT 
BOTTOM PANE

PRE-CAST CONCRETE 
W/ DYE AND REVEAL 
PATTERN. COLOR 
UMBER OR SIM

BLACK METAL RAILING 
SYSTEM

BLACK METAL PANEL 
TO MATCH WINDOW 
CASING
GLASS CANOPY 
SYSTEM

Project number
Date
Drawn by
Checked by
Scale

ARCHITECT

17 IVALOO STREET SUITE 400 
SOMERVILLE, MA 02143

TELEPHONE: 617-591-8682

CLIENT

PROJECT NAME

PROJECT ADDRESS

REVISIONS

REGISTRATION

CONSULTANTS:

COPYRIGHT KDI © 2021
THESE DRAWINGS ARE NOW AND DO 
REMAIN THE SOLE PROPERTY OF KHALSA 
DESIGN INC. USE OF THESE PLANS OR ANY 
FORM OF REPRODUCTION OF THIS DESIGN 
IN WHOLE OR IN PART WITHOUT EXPRESS 
WRITTEN CONSENT IS PROHIBITED  AND 
SHALL RESULT IN THE FULLEST EXTENT 
OF PROSECUTION UNDER LAW

NOT FOR 
CONSTRUCTION

5/
13

/2
02

2 
11

:1
9:

47
 A

M

1/8" = 1'-0"

\\T
KG

-S
ER

VE
R

\D
at

a\
21

\2
10

56
_K

in
va

rra
 C

ap
ito

l_
18

 P
le

as
an

t S
t C

am
br

id
ge

\0
3 

D
ra

w
in

gs
\0

0_
AR

C
H

_S
D

_D
D

\2
10

56
_1

8 
Pl

ea
sa

nt
 S

t C
am

br
id

ge
(b

ric
k)

_5
-1

1-
20

22
.rv

t

A-300
ELEVATIONS

21056
5/13/2022

DM
JSK

18 PLEASANT ST

18 PLEASANT ST

RYAN WITTIG
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CAMBRIDGE, MA

1/8" = 1'-0"5 NORTH ELEVATION

1/8" = 1'-0"3 SOUTH ELEVATION1/8" = 1'-0"4 WEST ELEVATION

1/8" = 1'-0"7 EAST ELEVATION
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RENDERING AT FRANKLIN & PLEASANT STREET

CORNICE AND WINDOW DETAILS

WINDOWS AND BANDING DETAILING

BAY & RESIDENTIAL ELEMENTS

CAMBRIDGE CLC1. SEASHELL COLOR BRICK
2. SUBTLE CAST STONE CORNICE AT BASE AND 3RD FLOOR
3. RECESSED WINDOWS
4. PUNCH STYLE WINDOWS
5. LARGE WINDOWS AT PROMINENT LOCATIONS
6. COMPLEMENTARY COLOURED HARDI PANEL, SMOOTH 
TRANSITIONAL MATERIAL AT TOP FLOOR, COLOR: COBBLE STONE
7. CONTEMPOARY HARDSCAPE BASE TO REFLECT BRICK BASE ON 
NEIGHBORHOOD BUILDINGS
8. EXTRUDED BRICK COURSE DETAILING
9. PICTURE FRAME CAST STONE WINDOW TRIMS AT TOP FLOOR
10. PROMINENT TOP FLOOR TERMINATION CORNICE
11. BAY ELEMENT TO ENGAGE CORNER INTERSECTION

SITE CONTEXT LOCUS PLAN

McELROY PARK AT INTERSECTION

JAMES CRONIN PARK

A

B

A

B

VIEW 1
McELROY PARK VIEW 2

JAMES CRONIN
PARK

N

NOTE: THIS PLAN IS FOR INFORMATIONAL AND ILLUSTRATIVE 
PURPOSES ONLY. THE PREPARER OF THIS PLAN MAKES NO CLAIM TO 
ITS ACCURACY. THIS PLAN SHALL NOT BE USED OR RELIED UPON IN 
ANY CIRCUMSTANCE. A CERTIFIED LAND SURVEYOR SHALL PROVIDE 
AN OFFICIAL CERTIFIED PLOT PLAN.

EXTRUDED BRICK DETAIL EXAMPLE
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4 3 2 1 SITE LOCATION

332 FRANKLIN STREET
7 STORIES
RESIDENTIAL BUILDING

1

DAVENPORT APARTMENTS
345 FRANKLIN STREET
5 STORIES
RESIDENTIAL BUILDING

2

CAMBRIDGE COURT APARTMENTS
411 FRANKLIN STREET
10 STORIES
RESIDENTIAL BUILDING

3 4

369 FRANKLIN STREET
7 STORIES
RESIDENTIAL BUILDING

4

3

2

1

SITE 
LOCATION

5

10 SODEN STREET
5 1/2 STORIES
RESIDENTIAL BUILDING

6

101 WESTERN AVENUE
7 STORIES
RESIDENTIAL BUILDING

7

1 CENTRAL SQUARE
5 STORIES
MIXED-USE BUILDING

8

CENTRAL SQUARE CHURCH
5 MAGAZINE STREET

5

6

5 6 8 7

CHURCH CORNER APARTMENTS
10 MAGAZINE STREET
10 STORIES
RESIDENTIAL BUILDING

237 FRANKLIN STREET
19 STORIES
RESIDENTIAL BUILDING

9 10

9 10
AERIAL VIEW

ENLARGED AERIAL VIEW

APROX 1/8 MILE RADIUS: 2-3 MIN WALK 

APROX 1/4 MILE RADIUS: 5 MIN WALK SITE CONTEXT EXAMPLE BLDGS
N
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City of

Cambridge Cool Factor Score Sheet

Project Address Special Permit Number Total Lot Area (SF)

Phone Number

Email Address Includes High SRI Roof SRI Value

TRUE

Result

Pass

 Outside 20' of PROW

Value 

Factor Within 20' of PROW

Value 

Factor               Contributing Area

Trees

A1 Understory tree currently  <10' canopy spread 0 0.80 + 0 1.60 -                                   

A2 Understory tree currently  >10' canopy spread 0 1.00 + 0 2.00 -                                   

A3 Canopy tree currently  <15' canopy spread 0 0.80 + 0 1.60 -                                   

A4 Canopy tree currently between 15' and 25' canopy spread 0 1.00 + 0 2.00 -                                   

A5 Canopy tree currently  >25' canopy spread 0 1.20 + 0 2.40 -                                   

New or Transplanted Trees

A6 Understory tree 0 0.60 + 0 1.20 -                                   

A7 Canopy tree 0 0.70 + 1 1.40 980                                  

Planting Areas B1 0 0.30 + 0 0.60 -                                   

B2 190 0.40 + 83 0.80 142                                  

B3 128 0.50 + 58 1.00 122                                  

C1 0 0.10 + 0 0.20 -                                   

C2 0 0.30 + 0 0.60 -                                   

C3 0 0.30 + 0 0.60 -                                   

C4 100 0.50
+

0 1.00 50                                    

C5 54 0.60 + 0 1.20 32                                    

D1 High-SRI Roof Required N/A

D2 0 0.1 -                                   

D3 0 0.2
+

0 0.40 -                                   

Portion of lot area utilizing green strategies . . . . . . . . . . . . . . . . . . . . . . . . . . . . .31% 1,327                               

Portion of score from green strategies . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 100% 851                                  

Portion of score from trees . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 74%

Portion of score contributing to public realm cooling . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 83%

18 Pleasant Street, Cambridge M A PB-X X X 4257

Applicant Name

Ryan Wittig 617-835-6037 20%

Open Space Requirement (%)

Enter the number of trees 

in each category. Count 

each tree only once on 

this form.

Enter area in square feet 

of each component in the 

box provided

Applicant Contact / Address

Kinvarra Capital, 667 Somervil le Ave, Somervil le M A 02143 ryan@kinvarracapital.com

Project Description

6-Unit M ulti-family residential development, with 3-car parking in basement garage, located at the corner of Pleasant Street and Franklin Street.

Project       Summary

Total Area Goal

Green Roofs & Facades Green Façade

Living Wall

Green Roof

Short Intensive Green Roof

For definitions, see 

reference document.

High-SRI Shade Structure

4/26/2021

When entering strategies that 

are within 20' of the public right 

of way (column L), do not also 

enter them in column H.

High-SRI roofs are a prerequisite 

of the Cool Factor and therefore 

are not assigned a point value.

Low slope roofs (i.e. ≤ 2:12) must have a minimum SRI of 

82. Steep slope roofs (i.e. > 2:12) must have a minimum 

SRI of 39.

Enter minimum required open space ratio. If the ratio is less 

than 20%, enter 20 here.

Total Contributing Area 

Intensive Green Roof

Preserved Existing Trees

Lawn

Low Planting

Planting

High-SRI Paving

COOL FACTOR SCORE 1.56

Paving & Structures

If your project scores 1 or above, 

you have successfully met the 

requirements of the Cool Factor.

Yes

mailto:ryan@kinvarracapital.com
mailto:ryan@kinvarracapital.com
mailto:ryan@kinvarracapital.com
mailto:D@
mailto:D@
mailto:ryan@kinvarracapital.com
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