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REMINDER:
THE NEXT COMMUNITY MEETING IS

March 27, 2024
6:00 PM - 7:30 PM 



PROJECT BACKGROUND 
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OUR CHARGE: 

2023 20402013

… and HOW do we get there? 
- Prioritization of goals and implementation 

- Coordination with other planning initiatives

- Policy recommendations

- Proposed changes in zoning

- Complementing future Citywide Design Guidelines

- Long term infrastructure projects (public realm, open 

spaces, sidewalks, etc)

WHAT DOES 
MASS AVE 
LOOK LIKE 15 
YEARS FROM 
NOW?



OUR ROLES: 
ROLES CLARIFICATION

● The Community is informing the goals and 
strategies of the plan

● Working Group is a representative body that 
serves as a sounding board that guides and 
advises the planning efforts

● Planning Department is authoring the plan

● City Council is the deciding body and adopts 
proposed policy changes

● City Departments are implementing the plan

WE ARE ALL 
CONTRIBUTING 
TO A COMMON 
VISION AND 
GOALS



FOUR CONCURRENT CITY INITIATIVES
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The Mass Ave Partial Construction is focused on the 

near term street design of Mass Ave, curb to curb. The 

project was initiated in response to the city’s Cycling Safety 

Ordinance (CSO) and includes:

● The design of separated bicycle lanes

● Evaluating existing crossing locations for 

pedestrians and recommendations for additional 

crossing opportunities

● Curb use regulations (i.e., understand where 

parking/stopping/loading is possible and not 

possible)

● Options for bus priority to reduce travel times and 

improving the reliability of MBTA buses
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For more information: 
cambridgema.gov/massavepartialconstruction

Questions or comments? Contact: 
massave4@cambridgema.gov
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This Mass Ave Planning Study (MAPS) is a planning 

effort help map Mass Ave’s future for the next 15 years and 

will focus on areas including:

● Increasing density & housing opportunities along the 

corridor

● Addressing affordability issues

● Supporting small & local businesses

● Creating and enhancing vibrant sidewalks & public 

spaces

For more information: 
www.cambridgema.gov/massaveplan

Questions or comments? Contact: 
Drew Kane, Senior City Planner 
dkane@cambridgema.gov



FOUR CONCURRENT CITY INITIATIVES
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For more information on the Partial Construction: 
cambridgema.gov/massavepartialconstruction

Questions or comments? Contact: massave4@cambridgema.gov



PROJECT SCHEDULE
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COMMUNITY MEETING 1 
SUMMARY



COMMUNITY MEETING 1 - WHAT WE DID
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FORMAT: Virtual Meeting on Zoom
ATTENDEES:
● 193 Pre-Registrants
● 80 Participants including 11 

City/Consultant Facilitators and 1 
CART Professional

AGENDA: Project Introduction, Q+A, Breakout 
Room Discussion, Collab Map Demo, Next Steps  

1. What do we need to know most about Mass Ave?
2. How do you envision the corridor evolving in the 

next 15 years?

FEBRUARY 29, 2024
6:00pm - 7:45pm
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COMMUNITY MEETING 1 - WHAT WE HEARD

What do we need to know most about Mass Ave?
○ Underutilized Potential: There's a consensus that Mass 

Ave has significant potential that's not fully realized.

○ Need for Mixed-Use Development: Suggestions include 
more housing, bakeries, breweries, coffee shops, and 
other everyday destinations to create a more vibrant and 
lively atmosphere, especially for North Mass Ave.

○ Housing and Affordability: While higher density is desired, 
there's concern about the impact of taller buildings 
“density but do it carefully” “affordability/housing crisis”

○ Improving Transit and Safety: Calls for better transit 
amenities and frequency, pedestrian-friendly design, and 
safer biking conditions were prevalent.

○ Pedestrian Priority: Calls for Mass Ave to prioritize people 
over cars, with shorter crossing times, safer infrastructure, 
and more amenities like benches.

○ Public Realm Quality: There's a sense that Mass Ave is run 
down, especially in terms of the pedestrian experience and 
streetscape design. Calls for preserving/enhancing trees 
and existing green spaces, and adding more public art, and 
enhancing the cultural and historical aspects of the 
corridor.

○ Community Engagement: Residents want more input into 
development plans and a clearer understanding of how 
their feedback is being incorporated into decisions.

○ Equitable Development: Concerns about housing 
affordability, economic impact studies on local businesses, 
and ensuring that development plans benefit the entire 
community, including marginalized groups.
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COMMUNITY MEETING 1 - WHAT WE HEARD

How do you envision the corridor evolving in the next 15 years?

○ More of a Neighborhood: Reframe the corridor as a livable 
neighborhood with improved amenities, including green spaces 
and places for children.

○ AND a Destination: Mass Ave is more of a destination with a 
mix of housing, commercial activity, and high-quality public 
spaces. There’s more pop-up shops, events, and active 
storefronts to create a more vibrant atmosphere.

○ It’s more Affordable: Balance density and traffic concerns with 
the need for more housing and commercial development along 
Mass Ave. Address the need for affordable housing, 
particularly for seniors, and integrate it into the existing 
neighborhood fabric.

○ It’s more Beautiful: Focus on creating a more attractive Mass 
Ave and public spaces through greening, public artwork, wider 
sidewalks, and adding more benches. 

○ It’s easier to Walk Around: Aim for a balanced and integrated 
transportation network that prioritizes pedestrians and 
improves accessibility. 



SOUTH OF PORTER SQUARE
(ARLINGTON TO CHAUNCY)
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THIS STUDY AREA FOCUSES ON MASS AVE 
BETWEEN ARLINGTON TO CHAUNCY. 

IT’S .6 MILES LONG, OR ABOUT A 10 MINUTE WALK 
END TO END



Within .25 miles of Lower Mass Ave:
Total population: 11,100
Total number of households: 4,700
Average Household Size: 1.89 



RESIDENTS



CHANGE OVER TIME



LAND USE PATTERNS 
Most of Lower Mass Ave is commercial. 

HOW CAN WE HAVE MORE 
NEIGHBORHOOD AMENITIES AND 
ALSO BE A DESTINATION?



BUSINESSES
Mass Ave is home to many legacy businesses that have 

served diverse communities in Cambridge. It is fairly mixed in 

terms of what types of businesses are there. 

Although most businesses are neighborhood serving, some 

destination retail exists. 

Rapidly changing retail consumer patterns (ie. online shopping, 

food delivery) put added pressure on retailers. 
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HOW CAN WE HAVE MORE NEIGHBORHOOD 
AMENITIES AND ALSO BE A DESTINATION?



BUSINESSES
Total number of first floor businesses: 88



BUSINESSES
Total number of restaurants: 20



BUSINESSES
Total number of offices (professional and medical): 17



BUSINESSES
Pharmacies, grocery, neighborhood goods 



HOUSING
Interest rates and the high costs of land and construction 

are cooling the housing market. 

At the same time, the demand for more and affordable 

housing continues to increase. 

The updated Cambridge Affordable Housing Overlay (AHO) 

has named corridors like Mass Ave as places that can 

support more density by right under AHO zoning. 

HOW CAN HOUSING BE MORE AFFORDABLE?





3-5 Linnaean St. - 5 units
20% affordable - 1 unit

1627 Mass Ave - 29 units
100% affordable



ZONING
66% of Lower Mass Ave is zoned BA-2. 



ZONING OVERLAYS 
Lower Mass Ave has several overlapping overlays. 

The Mass Ave Overlay District promotes retail, design, 
and pedestrian amenities. 

● Maximum height 45’ in BA-2 or 50’ if mixed use 
● Required Ground Floor Non-Residential Uses
● Regulated store size maximums (to promote small 

businesses) 



BUILDING HEIGHTS



HEAT IMPACT

Source: Urban Heat Island Technical 
Report

Mass Ave (particularly Porter 

Square) is vulnerable to heat 

and is a primary Cool 

Corridor on the Resilient 

Cambridge plan.  

HOW CAN MASS AVE BE MORE BEAUTIFUL AND 
WALKABLE?



Tree canopy in nearby 
neighborhoods is high 
compared to the city

TREE COVER

26%
Citywide Tree 

Canopy Coverage

29%
North 

Cambridge

30%
Neighborhood 

Nine

32%
Baldwin



A gap in the tree 
canopy is present 
in the study area 

Mass Ave - and many of it’s 
open spaces - are impervious 



2011 Streetscape Master Plan
The 2011 Lower Mass Ave 
Streetscape Master Plan called 
for increased tree canopy, 
landscape improvements and 
consolidated bus stops

New trees



Our team conducted an assessment of experiential qualities to better understand where 
there are opportunities to help activate the street.
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NEED TO REASSESS CATEGORIES 
PEDESTRIAN EXPERIENCE MAPPING

● Identify barriers in street activity
● Example photos of what we mean by unfavorable
● Picture of pigeon plaza

Public Realm Activation Opportunities Open Space Activation Opportunities Pedestrian Mobility Barrier 

Blank Walls Unprogrammed Plaza Uneven Pavement

EXPERIENCE 

Auto-Centric Uses

Pedestrian-Scale is Missing
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● Just the reds, some annotation ok 

Parking lots 
at highly 
visible 
intersections 

Gas stations feel 
bleak to walk by 



WORKING GROUP 
DISCUSSION 



Working Group questions on the analysis?

Did you hear anything that doesn’t match your 
experience?

Are we missing anything? 

● Land Use
● Business Mix
● Housing and Development
● Heat Impact and Trees
● Experience



Upcoming Community Meeting - South of Porter 
Visioning Session

Zoom Poll: 
FILL IN THE BLANK As South of Porter evolves in the future, it will 

1. RETAIN ITS  _____________________
2. SUPPORT  _____________________
3. CREATE  _____________________
4. IMPROVE  _____________________



Upcoming Community Meeting - South of Porter 
Visioning Session

Discussion Rooms: 
As a group, think about Mass Ave in 2040. How is it …
1. More Neighborhood Oriented?
2. More of a Destination? 
3. More Beautiful? 
4. Easier to Walk Around?
5. More affordable?

○ More of a Neighborhood: Reframe the corridor as a livable 
neighborhood with improved amenities, including green spaces and 
places for children.

○ AND a Destination: Mass Ave is more of a destination with a mix of 
housing, commercial activity, and high-quality public spaces. There’s 
more pop-up shops, events, and active storefronts to create a more 
vibrant atmosphere.

○ It’s more Affordable: Balance density and traffic concerns with the 
need for more housing and commercial development along Mass 
Ave. Address the need for affordable housing, particularly for seniors, 
and integrate it into the existing neighborhood fabric.

○ It’s more Beautiful: Focus on creating a more attractive Mass Ave 
and public spaces through greening, public artwork, wider sidewalks, 
and adding more benches. 

○ It’s easier to Walk Around: Aim for a balanced and integrated 
transportation network that prioritizes pedestrians and improves 
accessibility. 

○



NEXT STEPS 



PROJECT SCHEDULE

 46

NEXT COMMUNITY MEETING: MARCH 27TH! 
Gately Youth Engagement Event April 25th

Sopo 
Working 
Group
Tour?



REMINDER:
THE NEXT COMMUNITY MEETING IS

March 27, 2024
6:00 PM - 7:30 PM 



                 on our crowdsource map: bit.ly/MAPS_map

MAP your thoughts

an idea!

a favorite place

an issue

SCAN:



PUBLIC 
QUESTIONS OR 
COMMENTS?

Your feedback is important
Here are the guidelines for tonight’s discussion: 

∙ We want to give as many people as possible the opportunity to be 
heard. If you’ve already had a chance to speak, or if someone else has 
voiced your comment, please let people with new ideas be heard. 

∙ Respect the experiences of others 

∙ Listen to each other & divergent perspectives 

∙ Stay on topic and strive to be succinct

∙ Each person has two minutes to speak.

∙ If we’re unable to hear from all raised hands by 7:15 pm, you can send 
your comments/questions directly to Drew Kane by phone: 
617-349-4640 or by email: dkane@cambridgema.gov.

Visit www.cambridgema.gov/massaveplan to sign up for our email 
list! 



RAISE YOUR HAND TO ASK A QUESTION

On your phone, use *9 to request to speak, 
we’ll read the last 4 digits of your phone number when it’s time for you to speak.

Please stay 
muted until 
called on 

Use Raise Hand to ask a question 
and we will unmute you! 
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∙ If you would like to ask questions by 
microphone, you may use the “raise hand” 
button at the bottom of your screen. The 
moderator will unmute participants in the 
order that they are raised.

∙ For call-ins, press *9 to raise your hand and 
we’ll read the last 4 digits of your phone 
number when it’s time for you to speak.

Use Q&A to type a question 


