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Based on planning objectives discussed during the Alewife Zoning Working Group process, CDD drafted

proposed zoning for the Quadrangle district. The Alewife Zoning Working Group provided comments via
email from May 2 to May 13th and during a working group meeting held on May 10™". The following is a
summary of comments and how the zoning text was modified.

May 17, 2023

No. Comment Response

1 Why are the following listed as Neighborhood Uses? And | The Working Group’s goal was
why are they exempt from GFA? to find ways of encouraging
(k) Assembly or packaging of articles (4.37.a). light industrial uses, which
(I) Manufacturing, processing, assembly and packaging provide higher wage, lower-
uses (4.37.b). barrier-to-entry job
(m) Bottling of beverages (4.37.c). opportunities, in addition to

Neighborhood Uses.
Our expectation was that these entry-level light
industrial uses would be substitutions for lab and office The zoning text was updated so
uses, not in place of local retail and personal services that light industrial uses are
businesses. separated from neighborhood
uses, and are incentivized with a
higher FAR bonus compared to
neighborhood uses. Both light
industrial uses and
neighborhood uses are eligible
for a floor area exemption.

2 Minimum Neighborhood Uses in a PUD: 3% seems low. Note that this requirement
That’s only 3,000 square feet in a 100,000 square foot applies to a large, multiple-
building. building development and is

applied to the entire floor area
proposed on the Development
Parcel.

3% is a minimum requirement,
and staff feels that this
requirement is sufficient to
generate a significant amount
of neighborhood uses, which
will largely be concentrated on
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the ground stories of buildings
throughout the Quad. The
zoning includes several
incentives for including these
types of uses in a proposed
development, such as a floor
area exemption and FAR bonus.

3 The $90 per square foot residential GFA payment This figure, which was
required for opting out of providing residential units developed in collaboration with
seems low. How was this calculated? the Housing Division, represents

the amount of subsidy required
by the City to build an
inclusionary unit as part of a
multi-family development.

After reviewing with our
development economics
consultant, this figure will likely
encourage single site
commercial developers to build
housing on the site, which is the
goal of the policy.

4 Requiring only 5% public open space seems too low asa | The zoning text has been
base requirement for a special permit, as it’s only one- updated to rephrase this
guarter of the overall open space requirement. For requirement as “twenty-five
clarity, publicly beneficial OS should be expressed as at percent (25%) of the required
least 25% of the 20% OS requirement, not 5% of the open space be publicly-
overall site. beneficial” for the purpose of

being clearer.
We request that CDD redefine Open Space, Public Open
Space and Publicly Beneficial Open Space as: As a reminder, this requirement
applies to single-building special
e Define Open Space as any combination of green | permit development, and there

and permeable areas located at ground, is still an overall 20% open
balconies, and rooftop gardens to count only space requirement on the lot.
toward Private Open Space and not to Publicly

Beneficial Open Space. Allow balconies and In addition to the minimum

green rooftop gardens to count only toward open space requirements, the
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Private Open Space and not to Publicly Beneficial
Open Space.

e Define Public Open Space to emphasize that all
public open space is publicly beneficial.

e Define Publicly Beneficial Open Space as Open
Space that is visible to the public and easily
accessible by the public by means of an outdoors
connection to the walking and bike paths
throughout the Quad.

We request that CDD define Publicly Beneficial Open
Space Requirements for PUD and Special Permit as:

e PUD: Minimum of 25% of the total area of the lot
or development parcel will be Open Space with
50% of the total Open Space as Publicly
Beneficial Open Space.

e Special Permit: Minimum of 20% of the total
area of the lot or development parcel will be
Open Space with 50% of the total as Open Space
as Publicly Beneficial Open Space.

It troubles us that the draft zoning language does not
prevent the Publicly Beneficial Open Space from being
long, narrow strips along buildings. We hope this is not
your intent. Therefore:

e Include the minimum dimensional requirements
of 15 ft by 15 ft.

zoning also includes design
standards to promote large
contiguous open space, namely
no side yard and front yard
setbacks. CDD staff feels the
combination of requirements
will create large, useful open
spaces.

The zoning addresses the
Working Group’s concern that
the small portions of front yards
which are conveyed to the City
as “Public Space” will be
counted towards an open space
requirement. Section 5.4.4 of
the red-lined zoning stipulates
that conveyed land for the
purpose of streets, sidewalks,
bicycle infrastructure and
associated improvements will
not count towards a minimum
open space requirement.

Why are street trees limited to “no less than thirty (30)
feet apart”? Did you mean no more than 30 feet apart?

The zoning text was updated to
address this typo — the text was
intended to say that trees
should be planted at regular
intervals of no more than thirty
(30) feet apart, as noted in the
comment.
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| support the $20 per square foot fee, though | would like
more specifics around where and how that money will
be managed.

Zoning does not typically
provide this level of specificity,
but the City will collect these
fees and earmark them
specifically for infrastructure
improvements in the Alewife
District.

Phased Development Plans should require a clearly
stated Project Completion Date that is not more than 10
years away.

The zoning language should also state that “Where
significant public infrastructure projects are tied to the
completion of a set percentage of the project’s square
footage, the 10-year limit must also apply.”

This level of detail is typically
reserved for special permit
review and becomes a condition
of the Planning Board’s
approval of a Final
Development Plan, because
PUD developments can vary
greatly in terms of scale,
number of buildings, etc.

As an example, the Volpe
redevelopment, which consists
of approximately 10 new
buildings, was given a 20-year
timeline for completion and was
required to commence
construction within 2 years of
the special permit being
granted.

Buildings with raised first floors and active neighborhood
uses will need raised porches accessed by ramps and
stairs. Five feet is insufficient to accommodate these
elements. Including language requiring a ten foot (10’)
maximum build to zone will allow for needed porches,
ramps, and stairs at buildings with raised first floors

The Working Group raised a
concern that if a building
needed to accommodate
certain exterior raised elements
(ramps, stairs, etc.) to meet
flood resilience standards, then
the inclusion of those elements
would cause the building to be
pushed back, out of the
required build-to zone.

The newly-adopted Climate
Resilience Zoning provides yard




ALEWIFE DRAFT ZONING

Response to Comments

CAMBRIDGE

(COMMSRITY DEVELOPMENT DEFUTMENT
344 Eesedway

setback exemptions for exterior
flood-resilience measures, such
as stairs, ramps, and window
wells. The zoning text has been
updated to allow the front
facade of buildings to be
located behind the build-to
zone when incorporating these
types of elements.

9 Building Facade Length. Recommend changing facade The Alewife District Plan
length from 200 to 250 feet and required recessed from | recommended restricting
20x30 feet to 10x20 feet. facade lengths to 200 feet, and

where street frontages are
longer than 200 feet, a

Recesses of 20' deep x 30' wide between bays of max courtyard be provided.
200' long seem overly onerous and could disrupt column
spacing, lab bench layouts on upper floors, etc. A 10x20 feet minimum recess in

addition to other articulation
recommended in the design
guidelines will provide the
desired break in facade, and is
still able to accommodate
additional street furnishings and

landscape.
10 Minimum Ground Story Height: change from 20 to 18 The zoning text has been
feet updated to require a minimum

ground story height of 18’,
rather than 20’. The 20’
requirement was part of the
Alewife District Plan, which
emphasized the inclusion of
light industrial uses. An 18’
height is more typical for
normal retail or neighborhood
uses.
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12 The boundaries of the AOD Q West Zone are incorrect The map was modified to be
and differ from what was shown during the Alewife consistent with what was
Zoning Working Group. shown at the final Alewife

Zoning Working Group.
There is nothing in the draft zoning regarding an annual Outside of the Affordable
review, to compare whether the resulting buildings and Housing Overlay, which is a
public uses match the outcomes envisioned by the plan. | citywide overlay that specifically
encourages and incentivizes the
At a minimum, the zoning language should state that development of new affordable
progress reports relevant to the project from City housing, the City does not have
departments involved in the project (affordable housing; | zoning which requires annual
DPW build-out, infrastructure, CSO; City-MBTA Alewife reviews or progress reporting.
commuter rail stop and bridge discussions; City-DCR Blair
Pond protection discussions; Traffic and Parking Concord | The City continues to make
Avenue congestion, Terminal Road discussions, etc.) be efforts to share progress and
provided to the public. data related to ongoing
development —including its
Special Permits dashboard,
quarterly Development Log, and
development updates in the
annual budget. The City can
commit to providing updates to
community members on
development outcomes.

13 Combined and Pooled Open Space and Permeable Area The zoning text has been
Requirements: The conveyance of the land adjacent to updated to clarify that certain
the bridge landing has not been confirmed with the open space areas as part of a
MBTA in which form that will occur (perpetual easement, | Major Infrastructure
leasehold, or fee simple sale). From a legal perspective, Component, whether or not
the details are still being reviewed as to what the MBTA | they are contained within a PUD
may be able to convey to effectuate the parks and Development Parcel, may count
footpaths that are contemplated by our plan, but in towards the minimum open
every scenario, those parks and paths are a component space requirement.
of the bridge and will be included in the project. We
believe that it is imperative that we can secure those In this specific case, providing
rights to the land, and utilize them as a part of the open | the bridge will involve a lot of
space and permeable requirements provided that we potential open
have a perpetual right to utilize them as such space/permeable area that

needs to be part of the “landing
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area” for the bridge. We don’t
want to discourage a developer
from providing that area if it
doesn’t count towards their
open space requirement.

16 Major Infrastructure: We are concerned about the An important priority of the
expected timing of the bridge completion. We have a Working Group was to ensure
substantial undertaking with the PUD Master Plan, the early delivery of priority
including mobilizing the MBTA and the City of Cambridge | infrastructure.
and many requirements regarding the bridge and our
ability to deliver on our requirements, despite being The requirement as drafted is
ready. We have made substantial progress today, and that the bridge would be
continue to make great progress, but again, this bridge substantially complete prior to
requires the City of Cambridge and the MBTA to act, and | 50% or more of a PUD being
we want to be sure that if we are doing everything we complete. Following
are supposed to, that we don’t substantially inhibit our conversations with the Working
ability to progress the project because of things outside Group, the zoning text has been
of our control, and that threshold we are requesting is updated so that the bridge must
50% of the project, before we are required to have commence construction at 50%,
commenced construction of the bridge. and be substantially complete

before 75% of the PUD is
completed. It was important for
the working group to include a
failsafe to ensure the
infrastructure is completed.

17 It would be helpful to list streets and blocks where the A requirement of a PUD special

most active, community-serving retail -- such as retail,
dining, schools, day care, libraries, galleries -- should be
concentrated along the ground level. On other locations,
allow more latitude so that lower-activity / less visually
interesting uses can be located, such as doctor's &
professional offices, on first or second floors.

permit includes the submission
of a Ground Floor Tenanting
and Activation Plan — which will
illustrate the conceptual
arrangement of uses at the
ground story of each building
site, in particular Neighborhood
Uses, residential and office
lobbies, utility spaces, and plans
for programming and activating
those spaces including a report
from a specialist describing
strategies for recruiting and
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supporting tenants in a manner
that will support the goals of
the district.

18 It seems difficult to achieve a required Permeable Area The requirement for a minimum
(4.4.3) of 25% when the total OS is only 20%. This is of 25% of the lot area to be
perhaps intended to encourage porous paving on some Permeable Area is an existing
portions of a lot, but | wonder if some development requirement in the Alewife
parcels will have such high building coverage that they Overlay Districts, and the
cannot meet this, or it will be infeasible to do porous Working Group desired to
paving on high-traffic front setback or plaza areas. maintain a strong requirement

for permeable surfaces in the
Quad.

19 The FAR for non-residential uses seems too low, at 1.0 to | The consensus of the Working
1.5, and should be increased to 2 or 3, but I'm not sure if | Group was to encourage
the overall FAR should be increased. | understand that housing development in the
various bonuses could result in a further increase of up Quad, to better balance the
to an additional ~1.0 FAR. It seems ok to raise the non- amount of commercial
residential FAR because the language in 4.1.3 ensures development that has occurred
that residential will still occupy at least 40% of total FAR. | in the district over the past

several years.

20 4.2.2., Table of Height limitations seems to imply that if a | The zoning text limits the

developer wanted to build a mixed-use residential-over-
lab building, which | know is extremely unlikely, they
could combine the allowable height for each use into
one building, and reach up to (for example) 8 + 12 = 20
stories in AOD-Q under an infrastructure PUD. It seems
the language should clarify that the overall permitted
height of a building will be governed by the use having
the greatest share of the FAR, and that the 2 height
tables are not additive.

maximum building height for
residential uses and non-
residential uses within a
building, such that the any non-
residential uses within a
building cannot exceed the
maximum non-residential
height, and residential uses
cannot exceed the maximum
residential height. The language
used here is consistent with
how it is used elsewhere in the
Zoning Ordinance.

In a mixed-use building where
the maximum height for
residential uses is 12 stories,
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and non-residential uses is 8
stories, Floors 1-8 could contain
residential or non-residential
uses, and Floors 9-12 could only
contain residential uses. The
maximum overall height of the
building would be limited to 12

stories.

21 6.3 Major infrastructure section should spell out more The zoning text has been
details for the MBTA commuter rail station, such as updated to provide additional
platforms, lighting, overhead canopy, elevators to get clarification around the
across tracks, number of ped access points, etc. Don't let | Commuter Rail Station Major
the station be minimized to bare bones, like the GLX Infrastructure Component
stations! option.

23 Diagram of street type hierarchies -- don't we also want | Requiring a build-to zone along
to require the diagonal, linear OS that cuts through the the open space may inhibit the
site? Maybe this is part of the PUD negotiation w/ ability to provide open space-
developers. enhancing elements and

amenities along the park’s
edges — such as paths, seating
areas, recreational elements,
tree plantings, lighting, water
features, etc.

24 4.5.2.12 Curb cuts of max 40 feet wide per 100 LF of This provision is an existing
frontage -- this seems very wide unless it's taking into provision of the Parkway
account curb radius. Driveway width or garage entry Overlay Zoning District that is

width (as opposed to the curb cut on the sidewalk) can migrating into the AOD-Q

be more like 25' wide. Also, this paragraph refers to the provisions. The requirement
Parkway Overlay District. establishes a maximum, which
will be further subject to review
and approval by the
Department of Public Works for
consistency with the City’s
technical standards. As is
currently established, new curb
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cuts will be subject to City
Council approval.

25

4.5.3.1 Side yard setbacks, | don't see the reason for
allowing 0' side yard in the front 65 feet and then 15'
behind that. What is the purpose for the 15' feet? If it
was for loading or fire access from an alley, it might

make sense, but | don't know if there will be alleys here.

This recommendation comes
from the Alewife District Plan.
The plan described that the
additional area could be used to
provide open space and
permeable area, tree plantings,
and additional light and air
protections from neighboring
buildings.

26

5.2 Max Parking: can zoning state that any available on-
street parking spaces will be available for shared
common use, so that a developer might feel they can
meet e.g., retail parking on-street, so that they can "get
away" without the expense of off-street spaces?

The draft zoning does not have
a minimum off-street parking
requirement for new
development, which is
consistent with the policy that
was adopted earlier this year by
the City Council for all
development citywide.

Zoning regulates private
property and does not usually
address public ways, like
streets. Other City
Departments, like the
Department of Public Works or
the Traffic, Parking &
Transportation Department can
provide additional guidance as
to how on-street parking may
be utilized or regulated in this
District.

27

While labs need their own loading spaces, will on-street
loading spaces also be provided for common use, e.g.,
FedEx deliveries? | see that the Planning Board has the
power to waive loading requirements; but it might be
helpful and reduce unknowns / negotiating delays to

As stated above, the Traffic,
Parking & Transportation
Department and Department of
Public Works can provide
guidance as to how the streets
in the Quad will be regulated
and utilized for things like on-
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state here that a certain number and type of loading street loading and deliveries.
spaces will be provided around the area. On-street activity is not typically
regulated in zoning.
28 Is this zoning draft only for the Quad? The Shopping This zoning is only for the Quad.
Center property owners have not been involved in the There was no clear consensus
working group process. among the working group on

the Shopping Center; therefore,
the working group decided to
proceed only with the Quad
zoning at this time. The City will
commence a separate Shopping
Center process and include
relevant stakeholders.

29 The May 10 meeting suggested a neighborhood advisory | The zoning text has been
group and gave Central and Harvard Square as examples. | updated to add the following
requirement for new PUD

The term “open space advisory group” was also used. developments:
Please define the term and outline the
responsibilities/expectations. “Neighborhood Uses and Open

Space Advisory Committee Plan
— For development seeking an
Infrastructure PUD special
permit, a plan shall be
submitted for the formation of
an advisory committee
consisting of neighborhood
residents and stakeholders to
provide input and guidance in
the planned programming of
the required Public Open Space
and Neighborhood Uses
included in the PUD
development. The details of the
committee and how input will
be solicited throughout the
build-out of the PUD shall be
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made part of the Planning
Board’s approval of the Final
Development Plan.”

30 The residential FAR is too low to realize the heights The working group agreed to
agreed to by the working group. increase the residential FAR to
4.0 (5.2 with inclusionary
bonus). This will help achieve
the heights identified and
agreed to by the working group,
and is consistent with the
group’s desire to increase
housing supply in the district.




Alewife Overlay District — Quadrangle (DRAFT)
1. Establishment and Scope.

1.1. There is hereby established the Alewife Overlay District - Quadrangle (“AOD-Q”) District,
which shall be governed by the regulations and procedures specified in this Section
20.XX.

1.2. The AOD-Q District shall be an Overlay District established on the Zoning Map of the City
of Cambridge by Section 3.20.

2. General Provisions.

2.1 Purpose. It is the purpose of the AOD-Q District to promote a development pattern that
implements the vision and goals of the Envision Alewife District Plan (2019) and the
Principles of the Alewife Zoning Working Group (2023), referred to herein as the “AOD-
Q Principles.” In summary, this Section is intended to achieve the following objectives:

(a) Support the creation of a mixed-use environment with a balance of residential
and non-residential uses.

(b) Incorporate a variety of neighborhood-supporting uses that provide retail,
services, recreation, culture, and employment opportunities to residents,
employees, and visitors to the area, and help to activate the ground stories of
buildings.

(c) Promote the development of significant public infrastructure and open space in
the District to improve physical access and connectivity, and to transform the
area from an auto-oriented environment to one that prioritizes transit, biking
and walking.

(d) Address area-specific environmental concerns by promoting resilience to future
flooding, reducing urban heat island effects, and managing stormwater with a
focus on green infrastructure and mitigating impacts on public sewage and
drainage systems.

(e) Maintain and preserve a regulated transition between large

(f) r-scale development in the district and nearby smaller-scale residential
neighborhoods and communities.

(g) Review and permit redevelopment through a process that encourages
comprehensive, long-range planning and urban design while providing sufficient
flexibility to property owners to adapt to changing conditions over time.

2.2 Applicability.

2.2.1 General Applicability. The requirements of the base zoning district shall apply to
development in the AOD-Q District except as modified by this Section 20.XX. Where this
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2.2.2

2.2.3

Section 20.XX sets forth a provision that deviates from the provisions of the base zoning
district, the provisions of this Section 20.XX shall control. Specifically, the provisions of
the Parkway Overlay District in Section 20.60 shall not apply to development under this
Article.

Special Permits. The provisions of this Section 20.XX shall apply as-of-right except where
a special permit is indicated. In the AOD-Q District, the Planning Board shall be the
special permit granting authority for any special permit required by this Section 20.XX or
by other provisions in this Zoning Ordinance. A special permit shall be granted or denied
pursuant to the procedures set forth in Section 20.XX.7.2 below, except in the case of a
PUD special permit as set forth below.

Planned Unit Development (PUD) District. The AOD-Q District shall be considered a
PUD district. Where indicated, some provisions of this Section 20.XX are applicable only
to a PUD Development Proposal, which may be permitted pursuant to the requirements
and procedures of Article 12.000 of this Zoning Ordinance and the additional PUD
provisions set forth in this Section 20.XX. The Planning Board may grant any special
permits required for a PUD Development Proposal through a single PUD approval
process.

2.2.3.1 Required PUD Special Permit Review. If a development proposal involves the

construction of 250,000 or more square feet of Gross Floor Area (GFA) for non-
residential use, then a special permit may only be granted pursuant to the PUD
procedures. The aforementioned 250,000 square-foot threshold shall apply
cumulatively to all development that occurs on contiguous or non-contiguous lots
within the AOD-Q District that are in common ownership or under common control at
any time within five (5) years following the first date of application for any special or
building permit for development on the lot or lots, beginning on the date of adoption of
this Section 20.XX.

2.2.3.2 Elective PUD Special Permit Review. Where the PUD procedures are not required by

2.3

24

the preceding paragraph, a developer may choose to apply for a PUD special permit if
the standards for a PUD set forth in this Section 20.XX and in Article 12.000 are met.

Transfer of Development Rights. The transfer of permitted GFA from a Donating Lot to
a Receiving Lot shall be permitted by special permit within the AOD-Q District, subject to
the general provisions of Section 21.10. Any lot within the AOD-Q District may be
permitted as either a Donating Lot or a Receiving Lot.

Subdivision of Lots. Where it is proposed to subdivide a lot (after approval by special
permit has been granted by the Planning Board for development on that lot) in order to
convey to the City of Cambridge an easement or fee interest in property for the purpose
of creation of a city or private street, a pedestrian pathway, a pedestrian bridge, bicycle
path, open space or park, or other public use as identified in the special permit per the
provisions set forth below in Section 4.1.5.1, such subdivision shall be permitted,
notwithstanding any definition of lot or street in this Ordinance or any limitation in
applicable base or overlay districts with regard to minimum lot size, required yards or
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3.2

3.3
3.3.1

3.3.2

34
34.1

other dimensional, open space or other regulatory requirement or limitation. All
dimensional requirements of the Zoning Ordinance and this Section 20.XX shall be
satisfied by the lot or development parcel as a whole as defined in the application for a
special permit (the “Development Parcel”) and shall be waived with regard to any
subsequent subdivided lots. No development approved by special permit in this Section
20.XX shall be subsequently rendered non-conforming with regard to the dimensional
requirements applicable to it as a result of a subdivision of land to create an approved
public or private street, park, or pedestrian, bicycle or other pathway, or other public
use as indicated above.

Use Regulations

Additional Permitted Uses. The following uses, as they are listed in Article 4.000 and
otherwise defined in this Zoning Ordinance, shall be permitted as-of-right in addition to
uses permitted as-of-right in the base district:

(a) Residential Uses: All uses in Section 4.31.d through 4.31.g.

(b) Education uses: All Subsections of Section 4.33.b.

(c) Civic & Institutional uses: All uses listed in Section 4.33.d through 4.33.h.

(d) Retail & Consumer Service Uses: All uses listed in Section 4.35.

(e) Outdoor Retail or Consumer Service Establishments: Open-Lot Retail Sales
Establishment (Section 4.36.a), Outdoor Entertainment and Recreation Facility
(4.36.d), and Temporary Outdoor Retail or Consumer Service Use (Section 4.36.j).

(f) Light Industry, Wholesale Business and Storage Uses: Manufacturing, processing,
assembly and packaging uses (All subsections of 4.37.b), Bottling of beverages
(4.37.c), Printing, binding, publishing and related arts and trades (4.37.f), and Food
Commissary (4.37.i).

Limited Uses. A Distribution Center, Parcel Delivery Center, or Delivery Warehouse -
Section 4.37 (d) shall be permitted where the base district is the Industry B-2 district
only after the granting of a special permit from the Planning Board.

Uses Allowed by Special Permit.

Parking as a Principal Use. Where not otherwise permitted, parking as a principal use
may be permitted by the Planning Board as a component of a PUD if provided in
accordance with Section 20.XX below.

Other Uses. Any other use that may be permitted as-of-right or by special permitin a
Business B zoning district may be permitted by special permit from the Planning Board
upon determining that such use is consistent with the goals and objectives of the AOD-Q
district and conforms to the special permit criteria set forth in Section 20.XX.

Neighborhood Uses.

Intent of Neighborhood Uses. It is the intent of this Section to promote and incentivize
the inclusion of a diversity of uses in the AOD-Q District that help to reinforce the
district as a self-sufficient neighborhood and complement the workspaces and living
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3.4.2

3.4.3

344

3.5

spaces that are expected to be the predominant uses. Such uses include retail and other
personal or professional services, educational, cultural, and recreational amenities, and
diverse employment opportunities serving residents of different backgrounds. Such uses
are particularly encouraged on the Ground Stories of buildings and in locations that are
planned to support and encourage an active public realm.

List of Neighborhood Uses. For the purposes of this Section 20.XX, “Neighborhood
Uses” shall mean any of the following range of uses as they are listed in Article 4.000
and otherwise defined in this Zoning Ordinance:

(a) Educational Uses (Section 4.33.b).

(b) Community Center (Section 4.33.e.2).

(c) Healthcare facilities. (Section 4.33.d.1, 4.33.d.4 through Section 4.33.d.6).
(d) Professional office uses (Section 4.34.a through Section 4.34.c).

(e) Private library, museum or noncommercial gallery (Section 4.33.h.2).
(f) Local Government uses (All uses in Section 4.33.f).

(g) Retail or Consumer Service Establishments- (All uses in Section 4.35).
(h) Open-Lot Retail Sales Establishment (Section 4.36.a).

(i) Outdoor Entertainment and Recreation Facility (Section 4.36.d).

(j) Temporary Outdoor or Consumer Service Use (Section 4.36.j).

{r}(k) Food Commissary (Section 4.37.i).

Other Designated Uses. Upon issuing a special permit or amendment to a special
permit, the Planning Board may designate a specific use, not otherwise listed above, as
a Neighborhood Use in the context of a specific development that is the subject of a
special permit or amendment if it is found to meet the intent of this Section. Such

designation and any limitations on approval shall be set forth in the conditions of the
special permit.

Location of Neighborhood Uses. A Neighborhood Use, where provided, shall generally
be located at the Ground Story with one or more entrance(s) providing direct access
from a public sidewalk or Open Space and not requiring passage through any portion of
the building not occupied by that Neighborhood Use. In granting a special permit or
amendment, the Planning Board may approve modifications to the standards of this
Paragraph upon finding that an alternative location better serves the intent of this
Section for the intended use.

Minimum Neighborhood Uses in a PUD. Where a proposal is seeking a PUD special
permit, the area devoted to Neighborhood Uses (which shall include any area that is
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4.1.1

4.1.2

exempt from the calculation of Gross Floor Area (GFA), as set forth below) shall equal at
least 3% of the total non-residential GFA in the PUD.

Development Standards

GFA and FAR. A development may exceed the Gross Floor Area (GFA) and Floor Area
Ratio (FAR) limitations of the base zoning district by special permit from the Planning
Board as set forth below.

FAR Limitations. The limits on FAR subject to special permit approval are set forth in the
table below.

(a) The figures in the “Non-residential FAR” row limit the non-residential component of
a development proposal, which means the GFA on the lot or Development Parcel
devoted to non-residential use divided by the total land area of the lot or
Development Parcel.

(b) The figures in the “Total FAR” row limit the total mixed-use FAR of a development
proposal, which means the GFA on the lot or Development Parcel devoted to the
sum of both residential and non-residential uses divided by the total land area of the
lot or Development Parcel. For a residential or mixed-use development subject to
the Inclusionary Housing Requirements in Section 20.XX of this Zoning Ordinance,
the GFA increase for residential uses set forth in Section 11.203.5 shall be permitted.

(c) The figures in the “Special Permit” column limit the FARs allowable by Planning
Board special permit, subject to the special permit criteria applicable in the AOD-Q
District, but excluding PUD special permits.

(d) The figures in the “PUD” column limit the FARs allowable by PUD special permit
from the Planning Board for a Development Proposal that meets the PUD
requirements applicable in the AOD-Q District.

(e) The figures in the “Infrastructure PUD” column limit the FARs allowable by PUD
special permit from the Planning Board for a Development Proposal that meets the
PUD requirements applicable in the AOD-Q District, including the provision of a
Major Infrastructure component as set forth in Section 20.XX.

Table of FAR Limits by Use.

Special Permit PUD Infrastructure PUD
Non-residential FAR 1.00 1.25 1.50
Total FAR 34.00 34.00 34.00

Counting of Conveyed Land. Where it is proposed to subdivide a lot or Development
Parcel (after approval by special permit has been granted by the Planning Board for
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4.1.3

development on that lot) in order to convey to the City of Cambridge an easement or
fee interest in property for the purpose of creation of a city or private street, a
pedestrian pathway, a pedestrian bridge, bicycle path, open space or park, or other
public use as identified in the special permit and per Section 4.1.5.1 of this Ordinance,
then the entire area of the lot or Development Parcel, inclusive of the land to be
conveyed, shall be counted when applying FAR limitations.

Required Residential GFA. Development seeking a special permit to increase non-
residential FAR in accordance with Section 20.XX.4.2 above shall devote a minimum of
40% of the total GFA on the lot or Development Parcel to residential uses as listed in
Sections 4.31 a. through h. of this Zoning Ordinance, exclusive of any exempt GFA
granted as part of an approved Final Development Plan.

4.1.3.1 Timing of Required Residential GFA. The required residential GFA may be provided on

any portion of the Development Parcel and may be provided during any phase of a
multi-phase development, provided, however, that construction of the required
residential GFA shall have commenced prior to or simultaneous with the issuance of a
final certificate of occupancy for more than sixty percent (60%) of non-residential GFA
on the lot or Development Parcel.

4.1.3.2 Housing Fund Contribution. In cases where an owner demonstrates that developing the

414

required residential component of a special permit is infeasible, a development seeking
a special permit, but not a PUD special permit, to increase non-residential FAR in
accordance with Section 20.XX.4.2 above may make a contribution to the City’s
Affordable Housing Trust in place of constructing the required residential GFA. The
contribution rate shall be $90 per square foot of required residential GFA that is not
constructed, and shall be subject to annual escalation equal to that identified in Section
11.202.b of this Ordinance, and shall be made prior to the issuance of a building permit
for the project.

GFA Exemptions. Upon granting a special permit, the Planning Board may exempt floor
area devoted to the following uses and meeting the criteria below from the calculation
of GFA on the lot or Development Parcel. Floor area exempt from GFA calculations shall
not be counted for the purpose of applying any requirements set forth in this Section
20.XX or elsewhere in the Zoning Ordinance.

4.1.4.1 Uses Eligible for Exemption.

(a) Floor area devoted to public infrastructure and facilities supportive of the intent of
the AOD-Q district, including but not limited to transit stations, municipal facilities,
public pedestrian/bicycle connections, and any building or structure owned, leased,
or operated by the City of Cambridge for public use.
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(b) Neighborhood Uses, in accordance with the provisions of Section 20.XX.3.4 above.

(c) Structured parking provided in accordance with the standards of Section 20.XX.4.3
and 20.XX.5 below.

(d) Light Industry, Wholesale Business and Storage Uses: Manufacturing, processing,
assembly and packaging uses (All subsections of 4.37.b), Bottling of beverages
(Section 4.37.c), Printing, binding, publishing and related arts and trades (Section
4.37.f), and Food Commissary (Section 4.37.i).

te}

4.1.4.2 Criteria for Exemption. In granting exemptions from GFA calculations, the Planning

4.1.5

Board shall find that the uses to be exempted are located and designed in a way to
ensure long-term adherence to the purpose of the AOD-Q District. The special permit
shall include a plan clearly depicting the areas to be exempt and the conditions shall set
forth the range of uses permitted to occupy such areas in the future to ensure ongoing
compliance. Any deviation from the range of uses permitted to occupy such areas as set
forth in the special permit conditions shall require an amendment to the special permit.
Additional GFA. Upon granting a special permit, the Planning Board may permit
additional GFA on a lot or Development Parcel exceeding the FAR limitations of Section
20.XX.4.2 above for the reasons set forth below. Additional GFA may be devoted to non-
residential or residential uses, but shall be counted as GFA for the purpose of
compliance with other applicable requirements set forth in this Section 20.XX or
elsewhere in the Zoning Ordinance, including but not limited to residential GFA
requirements and fund contributions.

4.1.5.1 4-1.5-1-Additional GFA for Conveyance of Land. Where land is conveyed to the City of

Cambridge by fee or easement (in a form acceptable to the City) for use as public street
segments, pedestrian and bicycle paths, public open space, or other public use
consistent with the AOD-Q Principles or otherwise identified by the Planning Board to
serve a public purpose consistent with the intent of the AOD-Q District, the permissible
GFA on the lot or Development Parcel saay-can be increased by an amount equal to 1.5
times the area of the land conveyed for such purpose.

4.1.5.2 Additional GFA Bonus for Light Industrial Uses. Where floor area is dedicated to Light

Industry, Wholesale Business and Storage Uses: Manufacturing, processing, assembly
and packaging uses (All subsections of 4.37.b), Bottling of beverages (Section 4.37.c),
Printing, binding, publishing and related arts and trades (Section 4.37.f), and Food
Commissary (Section 4.37.i), the permissible GFA on the lot or Development Parcel may
be increased by an amount equal to 2.0 times the amount of floor area dedicated to
such uses as a bonus. The special permit shall include a plan clearly depicting the areas
of Light Industrial uses to which the bonus is attributed, and the conditions shall set
forth the range of uses permitted to occupy such areas in the future to ensure ongoing
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compliance. Any deviation from the range of uses permitted to occupy such areas as set
forth in the special permit conditions shall require an amendment to the special permit.

4-1.5-14.1.5.3 Additional GFA Bonus for Neighborhood Uses. Where floor area is dedicated to

4.2

4.2.1

4.2.2

Neighborhood Uses (whether or not such uses are exempt from GFA calculations), the
permissible GFA on the lot or Development Parcel may be increased by an equivalent
amount of floor area as a bonus. The special permit shall include a plan clearly depicting
the areas of Neighborhood Uses to which the bonus is attributed, and the conditions
shall set forth the range of uses permitted to occupy such areas in the future to ensure
ongoing compliance. Any deviation from the range of uses permitted to occupy such
areas as set forth in the special permit conditions shall require an amendment to the
special permit.

Building Height. The height regulations of the base zoning district, including any general
height exceptions set forth in Section 5.23 of this Zoning Ordinance, shall apply.
However, a building may exceed the building height limitations of the base zoning
district by special permit from the Planning Board as set forth below.

Height Zones. The following Height Zones shall be established in the AOD-Q District as
depicted on Map 20.XX.Y, attached to and made a part of this Zoning Ordinance, for the
purpose of regulating building heights allowable by special permit:

(a) AOD-Q North Height Zone
(b) AOD-Q South Height Zone
(c) AOD-Q West Height Zone

Tables of Height Limitations. The building heights allowable by special permit in each
Height Zone are set forth in the tables below. Building heights shall be limited by both
the number of Stories Above Grade and by the maximum height above Grade in feet,
subject to the general height exceptions in Section 5.23.

(a) The figures in the “Non-residential Heights Table” table limit the height of any
portion of a building containing a non-residential use.

(b) The figures in the “Residential Heights Table” table limit the height of any portion of
a building containing a residential use.

(c) The figures in the “Special Permit” columns limit the building heights allowable by
Planning Board special permit subject to the special permit criteria applicable in the
AOD-Q District, but excluding PUD special permits.

(d) The figures in the “PUD” columns limit the building heights allowable by PUD special
permit from the Planning Board for a development proposal that meets the PUD
requirements applicable in the AOD-Q District.
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(e) The figures in the “Infrastructure PUD” columns limit the building heights allowable
by PUD special permit from the Planning Board for a development proposal that
meets the PUD requirements applicable in the AOD-Q District, including the
provision of a Major Infrastructure component as set forth in Section 20.XX.

Non-residential Heights Table

Height Subdistrict

Special Permit

PUD

Infrastructure PUD

and 50 feet

and 50 feet

AOD-Q North 4 stories above grade 5 stories above grade | 8 stories above grade
and 65 feet and 80 feet and 125 feet

AOD-Q South 4 stories above grade 5 stories above grade | 6 stories above grade
and 65 feet and 80 feet and 95 feet

AOD-Q West 3 stories above grade 3 stories above grade | 3 stories above grade

and 50 feet

Residential Heights Table

Height Subdistrict

Special Permit, PUD or Infrastructure PUD

AOD-Q North 12 stories above grade and 145 feet
AOD-Q South 12 stories above grade and 145 feet
AOD-Q West 6 stories above grade and 75 feet

4.2.3 Height Variations. The height limitations set forth in the tables above shall be modified

as set forth below.

4.2.3.1 Neighborhood Transition. For any portion of a building within 100 feet of a residential
zoning district, the maximum height shall be 35 feet. For any portion of a building more
than 100 feet from a residential zoning district boundary but within 200 feet of that
district boundary, the maximum height shall be 45 feet.

4.2.3.2 Additional Height for Large Land Conveyance. lngrantinga-PUD-specialpermitthe

Planrning-Board-may-permit-As part of a PUD special permit, aany buildings or portions of
a building in the AOD-Q North or AOD-Q South height zones can exceed the allowable

heights set forth in the tables above, not to exceed one additional story and 15
additional feet, to accommodate bonus GFA from a lot of at least one (1) acre in size
that is conveyed to the City of Cambridge per the provisions of Section 4.1.5.1 of this
Ordinance. The specific building sites for which additional height is sought shall be
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4.3

4.4

44.1

4.4.2

443

4.4.5

included in the required submittal materials for a Development Proposal for a PUD
Special Permit as set forth in Section 7.3.2 of this Article.

Minimum Lot Area per Dwelling Unit. For a development containing residential uses
seeking a Planning Board special permit under this Section 20.XX, there shall be no
minimum lot area per dwelling unit requirement.

Open Space. The standards set forth below shall apply in place of the standards of the
base zoning district.

Total Open Space. The minimum ratio of Open Space to the total area of the lot or
Development Parcel shall be twenty (20) percent and shall consist of any combination of
Green Area, Permeable, Public, Publicly Beneficial or Private Open Space. The Open
Space shall be located at grade.

Public or Publicly Beneficial Open Space. Development seeing a special permit to
increase FAR, GFA, or building height under this Section 20.XX shall provide any
combination of Public Open Space or Publicly Beneficial Open Space on the lot or
Development Parcel as set forth below. Such required Public Open Space or Publicly
Beneficial Open Space shall be generally accessible to the public for the purposes for
which the space is designed and approved by the Planning Board.

(a) For development seeking a special permit, excluding PUD special permits, at least 5
twenty-five (25) percent of the land-arearequired open space provided -efon the lot
shall be any combination of Public Open Space or Publicly Beneficial Open Space.
The intent of such Open Space shall be to provide small-scale neighborhood
amenities such as pocket parks, plazas, playgrounds, or similar uses subject to
Planning Board approval.

(b) For development seeking a PUD Special Permit, at least 20 percent of the land area
of the Development Parcel shall be any combination of Public Open Space or Publicly
Beneficial Open Space. The intent of such open space shall be to serve district-wide
open space needs identified in the Alewife District Plan, such as pedestrian/bicycle
open space connections, community parks, and green infrastructure.

Permeable Area. The minimum ratio of Permeable Area to the total area of the lot or
Development Parcel shall be 25 percent. For the purpose of this Section 20.XX,
Permeable Area shall mean that at-grade surface of a lot that is fully permeable to the
infiltration of water to the soil below and whose subsurface permits the percolation of
such surface water to the groundwater without interruption or diversion by any
building, pavement, structure, or other manmade element with the exception of
incidental utilities.

Conveyed Land. For the purpose of applying the Open Space and Permeable Area
requirements of this Section 20.XX.4.4, land that is conveyed to a public entity for use as
Public Open Space per the provisions of Section 4.1.5.1, shall be counted as a
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4.4.6

4.5

4.5.1

4.5.2

component of the qualifying Open Space and Permeable Area, where applicable, and as
a component of the total area of the lot or Development Parcel. However, land that is
conveyed for another public purpose, including but not limited to public streets
(including associated sidewalks and bicycle infrastructure), public transportation
infrastructure, or municipal facilities, shall not be counted as Open Space or Permeable
Area and shall be excluded from the total area of the lot or Development Parcel for the
purpose of compliance with this Section 20.XX.4.4.

Combined or Pooled Open Space. Upon granting a special permit, the Planning Board
may allow owners of adjacent or non-adjacent lots or Development Parcels in the AOD-
Q District to collectively meet applicable requirements for Open Space or Permeable
Area, provided that the lots or Development Parcels are held in common ownership or
the Planning Board finds that there is a binding agreement among property owners
recorded on the title of both parcels at the Registry of Deeds that the requirements for
all lots or Development Parcels will be met on an ongoing basis. The Planning Board
shall also find that the purpose of the AOD-Q District is advanced by providing combined
or pooled Open Space or Permeable Area, and shall place conditions on special permits
applicable to all component lots or Development Parcels indicating the amount of Open
Space and Permeable Area required on each. Land adjacent to, but outside of, a
Development Parcel may be used to satisfy Open Space and Permeable Area
requirements as part of the delivery of a Major Infrastructure Component, if such land is
required by the terms of the special permit to be maintained as Public Open Space by a
perpetual easement or similar legal mechanism. Any owners’ failure to maintain
ownership or a binding agreement relative to the combined or pooled open space shall
require an amendment to the special permit and may constitute a violation of the
Zoning Ordinance.

Building and Site Design Standards. The following standards shall generally apply to
new buildings in the district. Pre-existing buildings that do not conform to the following
standards shall follow the requirements and procedures as set forth in Section 8.10 of
this Ordinance.

Modifications. Upon granting a special permit, the Planning Board may approve
modifications to the standards set forth below that are found to serve the purpose and
intent of the district in a way that better responds to site-specific conditions. Approved
modifications shall be specifically enumerated in the special permit decision.

Street Frontage.

4.5.2.1 Front Yards. The front yard setback of the base zoning district shall generally be

permitted except as set forth below.

4.5:2.14.5.2.2 Front Yard Setback for Parcels with Frontage on Concord Avenue. The minimum

front vard setback for any development with frontage along Concord Avenue shall be
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twenty-five (25) feet measured from the street line. For corner lots, only the front yard
oriented toward Concord Avenue shall be required to provide this setback.

4.5.2.24.5.2.3 Build-to Zone. In order to accomplish the goals of promoting a consistent block
pattern and street wall within the AOD-Q District, for development seeking a Special
Permit under this Article, the principal front facades of buildings shall be located within
a “Build-to Zone” that is established as a range of distances set back from a present or
future street centerline as depicted on the map attached hereto and made part of this
Ordinance. The Build-to Zone shall serve as the minimum front setback in place of the
front yard requirements of the base zoning district, which shall not apply. For
development seeking a special permit that has frontage on a street for which a build-to
zone has not been depicted, then the minimum front yard standards of the base zoning
district shall apply.

4.5.2.34.5.2.4 Build-to Zone Defined. The Build-to Zone is defined as an area measuring five
feet (5’) in depth measured by a continuous line perpendicular from the street
centerline toward the interior of the lot, as depicted on Map 20.XX and as set forth
below:

Street(s)

Minimum Front Setback
from Centerline

Maximum Front Setback
from Centerline

A Streets -— Primary 38.5’ 43.5’
B Streets -— Secondary 35.5’ 40.5’
C Streets -— Tertiary 28.5’ 33.5’

4.5.2.5 Minimum Build-to Percentage. A minimum of 70% of the building’s principal front
facade, shall be located within the Build-to Zone.

4.5.2.44.5.2.6 Build-to Zone Modification for Flood Resilience. Where a development
incorporates any elements in Section 5.24.1.h of this Ordinance in order to meet the
Flood Resilience Standards in Section 22.80 of this Ordinance, the principal front facade
of a building may be located outside of the required Build-to Zone to accommodate
such elements without being in violation of the Build-to Zone requirements, subject to
Planning Board review and approval in accordance with Section 20.1100.3 of this
Ordinance.
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4.5.2.54.5.2.7 Building Facade Length. As an exception to the Build-to Zone standards above,
the principal front building facade of a single building located within the Build-to Zone
shall not exceed two hundred (200) feet in length, measured parallel to the street
centerline. In the case of a building with a longer frontage, massing recesses shall be
provided extending back at least twenty-ten (120) feet in depth measured from and
perpendicular to the minimum setback line and at least thirt-twenty (3620) feet in
width measured parallel to the minimum setback line so that the maximum length of
any unbroken fagade within the Build-to Zone does not exceed 200 feet.

4.5.2.64.5.2.8 Design of Front Yards. Front yards shall consist of any combination of
landscaped areas and paved areas for pedestrian and bicycle use. Parking shall not be
located in front yards and automobile use shall be limited to the following:

(a) Areas to be devoted to public roadways and on-street parking.

(b) Access drives to off-street parking and loading facilities located behind or within
buildings, as limited by Article 6.000.

4.5.2.74.5.2.9 Elevated Front Projections. Front yards may contain elevated porches,
walkways, stairs, and/or ramps projecting from the principal building fagade that
provide a transition from the pedestrian realm at the sidewalk Grade and portions of
the Ground Story that are elevated in accordance with the Flood Resilience Standards of
Section 22.80 of this Zoning Ordinance.

4.5-2:.84.5.2.10 Minimum Ground Story Height. Within 50 horizontal feet of the
principal front fagade of a building, the Ground Story shall have a minimum height of 20
18 feet in order to be suitable for a range of Neighborhood Uses, whether or not
Neighborhood Uses are initially proposed to occupy such spaces.

4.5:2.94.5.2.11 Limitations on Structured Parking. Portions of a building located within
20 feet of the principal front fagade shall contain principal uses as permitted in the
district and shall not contain structured parking except as follows:

(a) Structured parking in Stories Below Grade shall be permitted.

(b) Structured parking in Stories Above Grade shall be permitted, so long as the
parking is screened from view from adjacent public streets.

(c) On buildings that front more than two streets, the limitations of this Paragraph
shall only be required for two front facades.

(d) The Planning Board may grant a waiver of the requirements of this Paragraph in
the case of a pooled or principal use parking facility serving the district as a
whole in accordance with Section 20.XX.5 below.

4.5.2.104.5.2.12 Entrances. Each principal use within a building shall have one or more
pedestrian access/egress point(s) located at the Ground Story of a facade with direct
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access to a public sidewalk or open space. Pedestrian access to a building shall not
require crossing a vehicular parking or loading area. Pedestrian crossings of access
drives shall conform to City standards for pedestrian crossings of vehicular ways.

4.5-2.114.5.2.13 Fences. No fence shall be permitted within twenty-five (25) feet of a
required front yard that is more than four (4) feet in height from the curb level of the
street or more than thirty (30) percent opaque. Chain-link and wire fences shall be
prohibited.

4.5:2.124.5.2.14 Curb Cuts. Only one curb cut of a maximum of forty (40) feet shall be
permitted per one hundred (100) linear feet of street frontage in the Parkway Overlay
District. Wherever possible, curb cuts should be on local streets rather than arterial
roadways and in no case shall a curb cut be allowed within one hundred (100) feet of an
intersection unless the lot contains less than one hundred and twenty-five (125) feet of
street frontage. Nothing in this provision shall apply to the creation of curb cuts in order
to accommodate a new public street.

4.5.2.134.5.2.15 Street Tree Planting. New buildings shall incorporate street tree
plantings at regular intervals of no less-more than thirty (30) feet apart along the street
frontage of the lot. Specifications of the required planting shall be subject to review and
approval by the Department of Public Works prior to the issuance of a Building Permit.
The required planting intervals may be modified as-of-right to the extent necessary to
prevent conflicts with infrastructure, subject to a determination by the Department of
Public Works.

4.5.3 Side and Rear Yards.

4.5.3.1Side Yard Setback. There shall be no minimum side yard setback within the first sixty-
five feet (65’) of the front of the lot, measured from the rear edge of the build-to zone
to the rear lot line. The minimum side yard setback thereafter shall be fifteen (15) feet.

4.5.3.2 Rear Yard Setback. There shall be no minimum rear yard setback in the AOD-Q district.

4.5.3.3 Waiver of Yard Requirements. Upon issuing a special permit, the Planning Board may
waive any side and/or rear yard requirements, provided that the open space
requirements of Section 20.XX.XX are met.

4.5.4 Other Standards

4.5.4.1 Environmental Performance Standards. The requirements of Article 22.000 of this
Zoning Ordinance shall apply.

5 Off-Street Parking, Bicycle Parking, and Loading. The requirements of the base zoning
district as set forth in Article 6.000 of the Zoning Ordinance shall apply except as set
forth below.
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5.1

5.2

5.3

Minimum Parking Requirements. There shall be no minimum required accessory off-
street automobile parking for permitted principal uses.

Maximum Parking Requirements. The maximum accessory off-street parking allowed
for permitted principal uses shall be determined by applying the rates set forth below to
each use on a lot or Development Parcel and taking the summation of the result for all
uses. For any use not listed below, the maximum parking ratio set forth in Article 6.000
for the base zoning district shall apply. Exceeding the maximum allowed parking shall
require a waiver of maximum parking under the general provisions of Article 6.000.

(a) Maximum of 1.5 spaces per 1,000 square feet of GFA for Retail and Consumer
Service Uses as listed in Sections 6.36.5 and 6.36.6 of the Schedule of Parking
and Loading Requirements.

(b) Maximum of 1.1 spaces per 1,000 square feet of GFA for Office Uses as listed in
Section 6.36.4, lines a. through e. of the Schedule of Parking and Loading
Requirements.

(c) Maximum of 0.8 spaces per 1,000 square feet of GFA for Technical Office for
Research and Development Uses as listed in Section 6.36.4, line f. of the
Schedule of Parking and Loading Requirements.

(d) Maximum of 0.5 spaces per 1,000 square feet of GFA for Industrial Uses as listed
in Sections 6.36.7 and 6.36.8 of the Schedule and Parking and Loading
Requirements.

(e) Maximum of 0.75 spaces per Dwelling Unit for Residential Uses as listed in
Section 6.36.1, lines a. through h. of the Schedule of Parking and Loading
Requirements.

Pooled or Principal Use Parking. The Planning Board may, by special permit, allow
accessory parking serving one or more lots or Development Parcels to be located in
whole or in part in pooled parking facilities within the AOD-Q District, notwithstanding
the limitations set forth in Section 6.22.1. The Planning Board may also, by special
permit, allow a principal use parking facility as a component of a mixed-use
development. In either case, the number of parking spaces in the facility or facilities
(whether accessory or principal) shall not exceed the maximum parking requirements
for all other principal uses on the lots or Development Parcels, and the Planning Board
must find that the provision of parking in a pooled facility: (1) Help to advance the
objective of the Alewife District Plan; (2) Aids in implementation of effective
Transportation Demand Management measures to reduce dependence on the single
occupancy automobile; (3) The facility is appropriately located to serve the development
it serves; and (4) The facility is well designed, does not diminish the pedestrian-friendly
quality of the area around it, and is otherwise consistent with the Alewife Design
Guidelines..
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5.4

6.2

6.3

6.3.1

6.3.2

Off-Street Loading Requirements. Development in the AOD-Q district shall provide off-
street loading as set forth in Section 6.80 of the Zoning Ordinance except that the
Planning Board may, upon issuing a special permit, waive any requirements for the
amount, location and design of loading facilities, and may permit loading facilities to be
shared across various uses and lots within the AOD-Q District, upon finding that such
waiver would reduce the negative impacts of loading activities on the public realm. The
special permit may include conditions to ensure this criterion is met.

Infrastructure.

Purpose. The purpose of this Section 20.XX.6 is to ensure that new commercial
development contributes to the financing of major infrastructure projects that are
necessary to support the sustainable growth of the AOD-Q district and provide greater
connectivity to encourage walking and biking as primary modes of transportation.

Fund Contribution. A developer shall be required to make a contribution of twenty
dollars (520) per square foot of non-residential GFA developed by special permit in
excess of the FAR and GFA limitations of the base zoning district to the City of
Cambridge to fund public infrastructure improvements supporting the Alewife area. This
contribution shall not be required for a PUD developer constructing a major public
infrastructure improvement as set forth below.

Major Infrastructure. A PUD developer seeking to employ the FAR and height
allowances for an “Infrastructure PUD” as set forth in section 20.XX.4.1.1 and
20.XX.4.2.2 shall include the construction of one of the following public infrastructure
improvements as a component of the Development Proposal.

(a) A publicly-accessible connection across the railroad right-of-way generally
between the AOD-Q District and the AOD-6 District, providing, at a minimum,
pedestrian and bicycle access to the MBTA Alewife Red Line Station by way of
Cambridgepark Drive.

(b) An MBTA Commuter rail station and required associated improvements
(including, but not limited to, access areas, landing areas, lighting, and
landscaping) serving the Alewife district.

Approval of Major Infrastructure. When approving a Final Development Plan for an
Infrastructure PUD, the Planning Board shall find that the location and function of the
infrastructure component supports the vision described in the Alewife District Plan
(2019) and that it will be designed and constructed in a manner that conforms to
applicable standards to support its function.

Timing of Major Infrastructure Completion. For an Infrastructure PUD, the Phasing
Plan shall include the timeline for completion of the infrastructure component. In
general, the infrastructure component shall commence construction before the issuance
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7.1.1

7.1.2

7.2

of a certificate of occupancy for over 50% of the non-residential GFA and must be
substantially completed before the issuance of a certificate of occupancy for over
5075% of the non-residential GFA of an approved Final Development Plan. The Planning
Board may approve adjustments to the timing as necessary due to factors beyond the
control of the developer. For the purpose of this paragraph, “substantially completed”
shall mean that construction work has been finished and access has been provided to
the City of Cambridge, the Massachusetts Bay Transportation Authority (MBTA), and/or
any other applicable public permitting agencies to inspect and authorize the
infrastructure for public use.

Development Review

Advisory Review. The AOD-Q District shall be considered an Area of Special Planning

Concern. Development proposals listed in Subsection 19.42 and 19.43 — Development
Consultation Procedures, shall be subject to the Development Consultation Procedure
specified in Section 19.40, except as modified below.

Small Project Review. In addition to the provisions of Section 19.42.1, the Small Project
Review procedure shall be required of any project that includes the rehabilitation of at
least 2,000 square feet of GFA within an existing building to accommodate a new use.

Large Project Review. A Large Project Review development consultation shall be
required for any development proposal involving the construction of a new building or
new structure or an alteration of an existing building or structure that increase the gross
floor by two thousand (2,000) square feet but is not seeking a special permit.

(a) The Large Project Review procedure shall be conducted by the Planning Board.

(b) Before applying for a development consultation with the Planning Board, applicants
for the Large Project Review Procedure shall first consult with Community
Development Department staff to discuss the procedure and to receive advisory
input on the proposal.

(c) Notice of the development consultation with the Planning Board shall be provided to
parties as set forth in Section 19.43.3 and members of the public shall have the
opportunity to comment to the Planning Board in writing prior to the consultation or
in real-time during the consultation.

(d) The development consultation shall be held within 65 calendar days of the
Community Development Department receiving a complete set of application
documents. A final report shall be issued to the applicant within 30 days of the
development consultation, and shall be provided to the Superintendent of Buildings
prior to issuance of a building permit.

Special Permit Review
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7.2.1

7.2.2

7.23

7.3
7.3.1

7.3.2

Procedures. Except in the case of PUD special permits, all special permit applications for
uses or development in the district shall be made to the Planning Board and shall follow
the procedures set forth in Section 10.40 of the Zoning Ordinance.

Project Review. Where a proposal meets the thresholds for a Project Review Special
Permit in Section 19.20 of this Zoning Ordinance, the requirements and procedures set
forth in Section 19.20 shall apply.

Criteria. In addition to the criteria in Section 10.43 of the Zoning Ordinance and other
criteria specific to the special permit being sought, the Planning Board shall grant a
special permit only if it finds that the following general criteria are met:

(a) The proposal supports the purpose of the AOD-Q District.

(b) The proposal is generally consistent with the vision and goals of the Envision
Alewife District Plan (2019) and the Principles of the Alewife Zoning Working
Group (2023).

(c) Development plans are in general conformance with the Alewife Design
Guidelines (2023) and the Citywide Urban Design Objectives in Section 19.30 of
this Zoning Ordinance. The Planning Board may grant special permits for
development that deviates from specific design guidelines if the Board finds that
the proposal, on the whole, advances the intent of those guidelines.

Planned Unit Development (PUD) Review.

Purpose. The purpose of the PUD permitting process in the AOD-Q district is to
encourage larger-scale development to take a comprehensive, long-range approach to
planning and development that incorporates a balanced mix of private uses and public
amenities that support the City’s planning objectives for the area. It offers a streamlined
permitting process for developers with flexibility to adapt to changes over time, subject
to ongoing oversight by the Planning Board.

Requirements for a PUD in the AOD-Q District.

7.3.2.1 Development Parcel.

7.3.2.1.1 A PUD Development Parcel may contain one or more contiguous or

noncontiguous lots or portions of lots located within the AOD-Q District.

7.3.2.1.2 A developer may include a lot or Development Parcel that has previously

received a Planning Board special permit into the Development Parcel for a new PUD
Development Proposal. If a new PUD special permit is granted, then the conditions of
the new PUD special permit shall supersede the conditions of previous special permits
issued for that lot or Development Parcel.

7.3.2.1.3 The minimum size of a Development Parcel shall be the greater of (1) one acre or

(2) seventy-five percent of the area of a lot or combination of lots in the AOD-Q District
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7.3.2.2

733

7.3.3.1

(a) in existence as of [DATE OF ADVERTISEMENT] and (b) held in common ownership or
under common control as of [DATE OF ADVERTISEMENT] where it is proposed to
incorporate any portion of such lot or lots within the Development Parcel.

Development Controls. Development seeking a PUD Special Permit under this Article
shall conform the General Development Controls set forth in Section 12.50 of this
Zoning Ordinance and all development controls applicable to PUD Development
Proposals in the AOD-Q District as set forth elsewhere in this Section 20.XX, including
but not limited to requirements for Neighborhood Uses, residential uses, open space,
and infrastructure contributions.

Procedures. Review and approval of a PUD Special Permit shall generally follow the
procedures set forth in Article 12.000 of the Zoning Ordinance, except as set forth
below.

Development Proposal Submission. In addition to the requirements for a Development
Proposal set forth in Article 12.000, a Development Proposal shall contain a list of
special permits being sought, all other forms and documentation required for the
special permits being sought, and a narrative describing factual characteristics of the
proposal that demonstrate how it meets the applicable special permit criteria. A
Development Proposal shall also contain the following information depending on
whether it takes the form of a one-phase site development proposal or a phased
development plan, as set forth in more detail below.

7.3.3.1.2 One-phase Site Development Proposal. A Development Proposal for the

development of one or more buildings on a single site within one uninterrupted phase
of construction shall include plans and information consistent with the submittal
requirements for a Project Review Special Permit as set forth in Section 19.20 of this
Zoning Ordinance.

7.3.3.1.3 Phased Development Plan. A Development Proposal for the development of

multiple buildings on multiple contiguous or non-contiguous sites in distinct phases over
time shall include the following materials in schematic form, but need not include
detailed design drawings for each development site:

(a) Site Development Plan - describing how the Development Parcel is divided into
distinct building sites, streets, and open spaces and showing the locations and
conceptual designs of streets, open spaces, and other site infrastructure,
including cross-sections and elements such as paving, plantings, grading, and
other major site features;

(b) Development Program - summarizing the major development characteristics of
the Development Proposal including proposed land uses, proposed Gross Floor
Area by categories of land use, number of dwelling units, parking spaces, loading
bays, long-term and short-term bicycle parking spaces, and open space, both for
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(c)

(d)

(e)

(f)

the Development Parcel at an aggregate level and for each component building
site, presented in tabular form;

Site Massing Plan - illustrating the height and massing of building volumes for
each proposed building site, including the massing of mechanical equipment
located above the roofs of buildings, and including studies of anticipated shadow
impacts;

Parking and Loading Plan - identifying the locations, sizes, and number of spaces
of all vehicle parking facilities, bicycle parking facilities, and facilities for loading
or other vehicular service functions, and an operations plan describing how the
facilities will be assigned and managed;

Connectivity Plan - illustrating all pedestrian, bicycle, and vehicular circulation
routes, their connections to nearby public circulation routes and destinations
outside the Development Parcel, and approximate locations of access and egress
points on each building and parking facility;

Open Space Plan - illustrating and quantifying the areas of all proposed open
space and the ownership and designation of each area, as well as descriptions of
major design elements and themes to be incorporated into each space and the
types of uses and activities that could be accommodated in each space, including
areas that will be designated for programmed uses;

(g) Ground Floor Tenanting and Activation Plan - illustrating the conceptual

{g}(h)

arrangement of uses at the ground story of each building site, in particular
Neighborhood Uses, residential and office lobbies, utility spaces, and plans for
programming and activating those spaces including a report from a specialist
describing strategies for recruiting and supporting tenants in a manner that will
support the goals of the district;

Neighborhood Uses and Open Space Advisory Committee Plan — For

development seeking an Infrastructure PUD special permit, a plan shall be
submitted for the formation of an advisory committee consisting of
neighborhood residents and stakeholders to provide input and guidance in the
planned programming of the required Public Open Space and Neighborhood
Uses included in the PUD development. The details of the committee and how
input will be solicited throughout the build-out of the PUD shall be made part of
the Planning Board’s approval of the Final Development Plan.

{h}(i) Housing Plan - providing the approximate number and mix of housing unit types

proposed on each residential site;

{H}(i)___Phasing Plan - describing the general sequence and timeline for the detailed

design and construction of all major project elements, including buildings,
landscaping, streets, and utilities, and the completion or conveyance of any
public infrastructure or property interests;
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7.3.3.2

{(k)  Sustainability Plan - describing (i) how the sustainability requirements of Section
22.20 will be met and (ii) expected greenhouse gas emissions from the
development and strategies employed to improve energy efficiency and support
renewable energy production through individual building design and by utilizing
existing or new district-wide energy systems, with reference to the
recommendations of the City’s Net Zero Action Plan;

{e(I) _ Resilience Plan — describing (i) how the Flood Resilience Standards of Section
22.80 and the Green Factor Standard of Section 22.90 will be met, (ii) general
conformance with the Resilience Objectives in Section 19.38 of the Zoning
Ordinance, and (iii) broader strategies to promote resilience within individual
building sites and within the district as a whole, including natural stormwater
management systems, increased vegetation and shade, and measures to
withstand and recover from extreme climatological events, with reference to the
recommendations of the Resilient Cambridge plan;

{H(m) Transportation Plan - incorporating: (i) a Transportation Impact Study required
by Section 19.20; (ii) a Shared Parking Study that identifies opportunities for
reducing the total amount of parking required to serve all uses through the
sharing of parking spaces by multiple uses; (iii) a study of the impacts of
increased demand on public transportation services in the Alewife area; (iv) a
description of the development's relationship to future regional rail, bus,
pedestrian/bicycle, and other transportation system connections in the area; and
(v) a Transportation Demand Management and Mitigation program describing
measures to offset or mitigate the development proposal’s impacts on
transportation systems, including but not limited to impacts of truck traffic and
loading activities;

{m3(n) Environmental Comfort Plan - providing professional assessments of the impacts
of the development on neighboring properties and the general public in terms of
excessive noise, lighting, wind, and shadows, and describing measures taken to
mitigate such impacts through building location and massing, arrangement of
uses, screening, and other building and site improvements; and

{n}(o) Architectural Character Plan - describing general approaches to the design of
buildings, landscaped areas, streets, and pathways, identifying the type of visual
character that the development will aim to achieve, with the expectation that
specific designs of individual buildings and spaces will be reviewed in further
detail as they are developed.

Preliminary Approval of a Development Proposal. After holding a preliminary public
hearing in accordance with Section 12.35 of this Zoning Ordinance, the Planning Board
shall make a Preliminary Determination to authorize the submission of a Final
Development Plan if the Development Proposal is found to be in general conformance
with the special permit criteria in 20.XX.7.5.2 above and the PUD approval criteria in
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Section 12.35.3 of this Zoning Ordinance, provided that the Final Development Plan is
modified or improved in response to comments set forth in the Preliminary
Determination.

(a) For a Phased Development Plan, the Planning Board shall also determine whether
the proposed Phasing Plan will ensure that the purpose of this Section 20.XX will be
met over the duration of the development period, and that the mix of permitted
uses and public benefits will be provided in a balanced and complementary way over
time. The Planning Board may request changes to the Phasing Plan as part of a Final
Development Plan submission.

7.3.3.3 Final Development Plan Submission. The Final Development Plan submission shall
include all materials included in the Development Proposal, revised as appropriate, plus
a narrative describing how the revisions respond to the comments set forth in the
Preliminary Determination.

7.3.3.4 Final Development Plan Approval. The Planning Board shall grant a PUD special permit
to approve the Final Development Plan, with conditions as set forth below, upon finding
that it contains the modifications or improvements requested in the Preliminary
Determination, and that the resulting plan is in conformance with the special permit
criteria in 20.XX.7.5.2 above and the PUD approval criteria in Section 12.35.3 of this
Zoning Ordinance. The Planning Board may simultaneously grant any other special
permits required as part of the Final Development Plan approval upon finding that the
criteria specific to those special permits are met.

7.3.3.5 Conditions. The conditions of a PUD special permit shall set forth the approved
program of development and uses and other requirements to ensure that the criteria
for approval are met, including but not limited to: Neighborhood Uses, housing, open
space, infrastructure and transportation improvements, mitigation and monitoring of
transportation and other adverse public impacts, and project timeline and phasing.

7.3.3.6 Amendments. An approved Final Development Plan, or the conditions of a PUD special
permit approving that Final Development Plan, may be amended in accordance with
Section 12.37 of this Zoning Ordinance. The conditions of a PUD special permit may set
forth detailed provisions for the Planning Board’s consideration of future proposed
amendments.
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