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Re:  Special Permit PB #301, 249 Third Street (etc.) – Continued Hearing 

Update 

Since the last Planning Board meeting, the Applicant has continued to work closely with 

staff to respond to comments and questions raised in the initial review of the 

application. The Applicant’s recent submission provides additional information about 

the project in narrative and graphic form, proposes some changes to the building’s 

exterior design, and proposes some changes in the development program, most notably 

the addition of units that would be provided as affordable to middle‐income 

households. This memo comments on the additional information and proposed 

changes. Previously submitted staff materials are attached. 

Planning Board Action 

As a reminder, the proposal is seeking various special permits from the Board. The new 

residential building at 249 Third Street requires a Project Review Special Permit due to 

its size and a special permit to reduce the required side yard setback to 10 feet. Also, 

the new residential building, along with existing residential buildings at 195 Binney 

Street and 303 Third Street, require special permits for reduction of required parking 

and to allow residential parking to be provided off‐site. This is to enable a pooled 

parking arrangement across the three nearby residential sites. The required special 

permits and applicable criteria are summarized on the following page. 

If the Board acts to grant a special permit, the approval would be conditioned on 

continuing design review by CDD staff and on fulfillment of transportation impact 

mitigation requirements to be monitored and certified by TPTD, along with any other 

conditions the Board deems to be appropriate. 
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Special Permits for 249 Third Street Only (PB #301) 

Requested Special Permits  Summarized Findings 

(see appendix for zoning text excerpts) 

Project Review Special Permit 

(Section 19.20) 

 The project will have no substantial adverse impact on 

city traffic within the study area, upon review of the 

traffic impact indicators analyzed in the Transportation 

Impact Study and mitigation efforts proposed. 

 The project is consistent with the urban design 

objectives of the City as set forth in Section 19.30. 

Reduction in Side Yard to 10 Feet 

(instead of formula calculation) for 

New Residential Buildings in Industry 

A‐1 (Section 5.34, Footnote b) 

The yard is suitably landscaped to effectively buffer 

building walls from abutting lots. 

Special Permits for 249 Third Street (PB #301), 195 Binney Street (amendment to PB #118) 

and 303 Third Street (amendment to PB #189) 

Requested Special Permits  Summarized Findings 

(see appendix for zoning text excerpts) 

Reduction in Required Parking 

(Section 6.35.1) 

Lesser amount of parking will not cause excessive 

congestion, endanger public safety, substantially reduce 

parking availability for other uses or otherwise adversely 

impact the neighborhood; or will provide positive 

environmental or other benefits to the users of the lot and 

the neighborhood, including assisting in provision of 

affordable housing units. (See appendix for details.) 

Approval of Off‐Site Accessory Parking 

(Section 6.22.2) 

 Convenient and safe access from the parking facility to 

the use being served is provided. 

 No off site accessory parking may be located on a lot 

which has a more restrictive zoning classification. 

 Off site parking is located within 400 feet of the lot 

being served for residential uses. 

Minor Amendment for 303 Third Street (PB #189) 

If the Planning Board finds that the change constitutes a minor amendment to the PUD plan (according 

to the definition below), it can be approved by a written determination with no special permit required: 

[Section 12.37.2]  Minor amendments are changes which do not alter the concept of the PUD in terms of 

density, floor area ratio, land usage, height, provision of open space, or the physical relationship of 

elements of the development.  Minor amendments shall include, but not be limited to, small changes in 

the location of buildings, open space, or parking; or realignment of minor streets. 
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Issues Raised in Original Proposal 

The following summarizes some of the key comments made by the Planning Board at the August 18, 

2015 hearing. The Applicant has provided thorough responses in the submitted materials. 

Housing 

 The Planning Board asked the Applicant to provide more information about the distribution of larger 

housing units across Equity’s Kendall Square portfolio, and to consider a higher affordable housing 

rate. 

Architectural design 

 Planning Board members generally expressed support for the basic bones of the building, but felt 

that the renderings were very poor. 

 The need to review exterior materials was expressed by Board members as the colors were 

considered too dark, and the material selections were not welcoming or warm.  

 There was some comment from Board members that the design does not read as residential, or as 

an industrial conversion to residential  
 The Planning Board asked about the relationship to the Foundry, and recommended that it be 

further reviewed. 

 Several elements of the design were supported by Board members, including the two‐story metal 

surrounds around windows, the five‐story portion of the building, and the middle cornice line. 

 More work on the design of entries, including the stoops and the main entrance, was requested so 

that a more welcoming and attractive residential environment is created.  

 While all members generally supported the notion of the residential stoops, some concerns were 

raised about access for people with mobility issues. 

Open space and public realm 

 Members expressed a need to consider relocating the transformer, and to investigate better 

screening and buffers to the Foundry and transformer. 

Connections 

 The Planning Board asked for more information about Rogers Street. What is the plan, and who 

owns it, and should it be repurposed to improve access to the Foundry?  

Parking and loading 

 The board was generally satisfied with the proposed parking ratio, but raised questions about 

making sure that residents currently parking at the 249 Third St parking lot will not park on‐street.  

 Provide additional information on the on‐site loading space at 249 Third Street and any impacts it 

may have on the adjacent Foundry building.  

 Consider bike parking conditions and commitments at 195 Binney Street and 285/303 Third Street. 
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Comments on Proposed Changes 

Urban Design 

Since the first Planning Board meeting, staff has worked with the applicant to consider the Board’s 

comments regarding various details of the site and building design. While the Planning Board noted that 

the overall form and massing was appropriate in this location, it was the building details and finishes 

that seemed most concerning. 

Changes to the windows seek to reference a more traditional double‐hung style and also provide double 

sliders to the balconies. The addition of balconies overlooking the courtyard adds more of a residential 

character to this interface, and more liveliness, which will be of benefit to the Foundry building. 

Wrapping the brick around the base at the Bent and Third Street corner also helps differentiate the 

residential nature of this corner. Other modifications, such as changes to railing details, the stronger 

cornice line, enhancements to the main entrance (extended canopy, use of wood, and panel) and 

refinements to the design of the stoops, relate to specific Board member comments.  

Greater clarity has been provided regarding the open space area, and the Applicant’s commitment to 

relocate the transformer will enable a much more attractive and useable open space to be provided. 

The renderings on pages 18 and 19 are particularly successful at demonstrating this, and staff will 

continue to review the proposed landscaping as more details become available. 

In response to comments from Board members, the Applicant has reconsidered the materials and color 

palette with an emphasis on much lighter trim and accent colors. The proposed use of the lighter metal 

infill panel and trim helps to accentuate the double‐story bays and the pattern of window and door 

openings. The renderings have also been refined to show a more consistent red‐brown face brick with a 

less mottled effect. Details related to material colors and finishes are difficult to accurately render, and 

best reviewed by looking at samples or actual materials. With the Board setting a general direction, staff 

can monitor the material colors and finishes as part of continuing design review. 

Affordable Housing 

In response to the Board’s suggestion to look at the overall affordability of the project, the Applicant has 

volunteered to convert two market‐rate units to middle‐income units, which would provide affordability 

at a level that exceeds the Inclusionary Housing requirements and increases the variety of affordable 

housing opportunities. This proposal was reviewed with CDD staff in the Housing Division to ensure that 

it could be implemented along with the City’s other affordable housing programs. Although the City 

does not currently have much experience with marketing middle‐income rental units, the recent 

creation of 15 such units in the nearby 270 Third Street building (by Alexandria) will provide an 

opportunity to learn about the actual demand for such units and how best to manage them in the 

context of the City’s broader set of affordable housing programs. 

It is staff’s recommendation that the Board make a condition of approval that two units in addition to 

the required affordable (low‐moderate income) units be made permanently affordable and restricted to 

households earning 80% to 120% of area median income, guaranteed through a covenant to be 

established between the City and the owner prior to issuance of a building permit in a manner similar to 
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the Inclusionary Housing requirements. The exact terms should be left to approval by City staff in order 

to allow flexibility for different programmatic approaches. 

Relationship to Rogers Street and Foundry Building 

In cooperation with the Cambridge Redevelopment Authority (CRA), the City has initiated a process to 

plan for the redevelopment of the Foundry Building to serve as a unique and innovative public space 

housing some mix of private and community functions. The process has begun fairly recently, and the 

exact program of uses is still to be determined, along with a specific plan for improvements to the 

building and site. It is most likely that whatever development is proposed will require a Project Review 

Special Permit from the Planning Board. 

The sidewalk and streetscape improvements recommended by CDD and the Traffic, Parking and 

Transportation Department (TPTD) are intended to provide comfortable and attractive public access to 

the Foundry Building site, but not to preclude any further improvements along Rogers Street that may 

be considered as  part of the Foundry redevelopment project. It is staff’s expectation that the Applicant 

will cooperate with the City in facilitating whatever public improvements are deemed appropriate when 

the Foundry project advances, and the Applicant has agreed to do so in principle. However, it is difficult 

at this time to recommend any specific requirements without knowing exactly what the Foundry project 

will entail. 

Transportation 

The Applicant has responded to questions related to transportation, and no new comment has been 

provided by TPTD, which continues to recommend the mitigation requirements set forth in its memo 

from August 13, 2015 (attached). The following comments are provided in consultation with TPTD. 

 Adding more bicycle parking at 195 Binney, though not required, would be an improvement; 

however, since it is an older existing building, providing functional bicycle parking that meets the 

City’s standards for usability may be a challenge. The Applicant should work with staff to optimize 

the design of any additional bicycle parking that is proposed so that it is as functional as possible. 

 Staff also supports conducting periodic monitoring of bike storage capacity and demand to ensure 

there is adequate bike parking, which should be incorporated into the Transportation Demand 

Management (TDM) monitoring program described in the TPTD memo.   

 The proposal to provide fix‐it stations at all buildings is very positive. Staff recommends that they be 

provided prior to issuance of an occupancy permit for the 249 Third Street building. 

 It is beneficial to charge the same auto parking rate to people that will be relocated from parking at 

the existing 249 Third Street surface parking lot to the 195 Binney Street and/or 285/303 Third 

Street garage. In general, it is the City’s view that residential property owners should use all 

reasonable efforts to ensure that car‐owning residents utilize available parking spaces in the garages 

instead of parking on‐street, including pricing strategies that residents will find reasonable. It will be 

part of the TDM monitoring program to assess whether a significant number of residents are opting 

to park on‐street rather than off‐street. 
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Continuing Review  

The following is a summary of issues that staff recommends should be further studied by the Applicant, 

either in preparing revised materials if the Planning Board continues the hearing to a future date, or as 

conditions for ongoing design review by staff if the Board decides to grant the special permit: 

 Details of all exterior materials, including a materials mock‐up on the site.

 Review of landscape details, including placement of electrical transformer.

 Review and approval of public realm improvements (with TPTD and Department of Public Works).
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Date: August 13, 2015 

Re: Special Permit PB #301, 249 Third Street (etc.) 

Overview of Special Permits 

While this case seems fairly complex, given the varied special permits required and the 

different sites involved, the Planning Board’s review breaks down into two basic 

components. The necessary findings are summarized on the following page. 

Project Review for a New Residential Building 

The main proposal is to construct a new building at 249 Third Street with 84 units of 

housing and a small corner retail space. The building requires a Project Review Special 

Permit due to its size. The Planning Board must review the project’s anticipated traffic 

impacts and impose appropriate mitigation, as discussed in the attached memorandum 

from the Traffic, Parking and Transportation Department (TP&T). The Planning Board 

must also review consistency with the city’s Urban Design Objectives and other design 

guidelines established for the area, as discussed in this report. 

The new building is also seeking special permit approval for a 10-foot side yard setback, 

rather than the formula setback (based on the height and length of the building) 

otherwise applicable to new residential buildings in the Industry A-1 district. 

Parking Relief to Enable Pooled Residential Parking across Three Sites 

The Applicant presently controls three sites in the immediate area, including the 

converted loft building across Rogers Street at 195 Binney Street, for which 249 Third 

Street currently provides a portion of the required parking (authorized by special permit 

PB #118). The Applicant also controls 303 Third Street (authorized by PUD Special Permit 

PB #189), which has a large but underutilized below-grade parking garage. 

No substantial parking is proposed in the 249 Third Street development. Instead, the 

Applicant is proposing to establish a pooled parking arrangement among all three sites. 

Utilizing the existing parking at 303 Third Street and 195 Binney Street, an overall 

parking ratio of 0.7 space per dwelling unit is proposed across all three sites. Special 

permits are sought to reduce the parking ratios on all three sites (from one space per 

unit), as well as to allow parking for 249 Third Street to be provided off-site at 195 

Binney Street, and to allow parking for 195 Binney Street to be allowed off-site at 303 

Third Street. In addition, since 303 Third Street is permitted as a PUD, a minor 

amendment to the development plan is sought to reflect the proposed arrangement. 
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Special Permits for 249 Third Street Only (PB #301) 

Requested Special Permits Summarized Findings 

(see appendix for zoning text excerpts) 

Project Review Special Permit 

(Section 19.20) 

 The project will have no substantial adverse impact on 

city traffic within the study area, upon review of the 

traffic impact indicators analyzed in the Transportation 

Impact Study and mitigation efforts proposed. 

 The project is consistent with the urban design 

objectives of the City as set forth in Section 19.30. 

Reduction in Side Yard to 10 Feet 

(instead of formula calculation) for 

New Residential Buildings in Industry 

A-1 (Section 5.34, Footnote b) 

The yard is suitably landscaped to effectively buffer 

building walls from abutting lots. 

Special Permits for 249 Third Street (PB #301), 195 Binney Street (amendment to PB #118) 

and 303 Third Street (amendment to PB #189) 

Requested Special Permits Summarized Findings 

(see appendix for zoning text excerpts) 

Reduction in Required Parking 

(Section 6.35.1) 

Lesser amount of parking will not cause excessive 

congestion, endanger public safety, substantially reduce 

parking availability for other uses or otherwise adversely 

impact the neighborhood; or will provide positive 

environmental or other benefits to the users of the lot and 

the neighborhood, including assisting in provision of 

affordable housing units. (See appendix for details.) 

Approval of Off-Site Accessory Parking 

(Section 6.22.2) 

 Convenient and safe access from the parking facility to 

the use being served is provided. 

 No off site accessory parking may be located on a lot 

which has a more restrictive zoning classification. 

 Off site parking is located within 400 feet of the lot 

being served for residential uses. 

Minor Amendment for 303 Third Street (PB #189) 

If the Planning Board finds that the change constitutes a minor amendment to the PUD plan (according 

to the definition below), it can be approved by a written determination with no special permit required: 

[Section 12.37.2]  Minor amendments are changes which do not alter the concept of the PUD in terms of 

density, floor area ratio, land usage, height, provision of open space, or the physical relationship of 

elements of the development.  Minor amendments shall include, but not be limited to, small changes in 

the location of buildings, open space, or parking; or realignment of minor streets. 
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Area Planning and Zoning 

The zoning for the site has a few layers. The base zoning is Industry A‐1, a moderate‐density light 

industry designation that also allows residential uses as‐of‐right. The base zoning is modified by the 

Eastern Cambridge Housing Overlay (ECHO) district, which creates incentives for residential 

development including a higher FAR and a graduated set of height limits (see description below and 

attached maps). 

Another layer of zoning is the PUD‐4C overlay district, created during the Alexandria rezoning in 2009. 

However, unlike other overlay zoning districts, PUD districts do not modify the base zoning but provide 

an alternative set of requirements that a property owner may choose to follow, subject to a higher level 

of review and approval by the Planning Board. In this case, the Applicant is not seeking a PUD special 

permit under the PUD‐4C requirements, so those requirements are not applicable. 

The ECHO zoning was enacted as an outcome of the Eastern Cambridge Planning Study (ECaPS) in 2001. 

ECaPS described this zone as a “Transition Area,” representing both the physical transition between the 

traditional residential neighborhood to the north and the commercial center of Kendall Square to the 

south, as well as the expected transition within the area over time from older, industrial building stock 

to a mix of modern commercial and residential uses. The key objective in the Transition Area, reflected 

in the ECHO zoning, is to encourage new residential development and conversion of existing buildings to 

residential use, with existing commercial uses allowed to remain as conforming uses. 

The ECHO zoning creates a 2‐to‐1 differential in allowed residential and commercial FAR. On 249 Third 

Street, since the FAR for commercial uses is 1.25, residential uses are allowed at an FAR of 2.5. The 

ECHO zoning height limits step up from 35 feet near the residential neighborhood at the north to 65 feet 

along Binney Street at the south. The “height breaks” occur along the east‐west midline of each block; 

on 249 Third Street, the height limit is 45 feet on the northern half of the site, 55 feet on the southern 

half of the site. These dimensional standards encourage residential buildings of a high density, but with 

a relatively low height profile. 

ECaPS also recommended a set of Eastern Cambridge Design Guidelines that are referenced in the 

zoning for the area. These guidelines are meant to inform urban design review for new projects, and are 

discussed in the Urban Design section further below. 

Existing Use and History 

Although the Alexandria zoning is not directly applicable to the 249 Third Street site, the rezoning 

process was influential in shaping the current use of the site and the uses around it. 

Prior to the start of the Alexandria rezoning discussions in 2007, Alexandria Real Estate owned both the 

249 Third Street lot and the abutting Foundry Works Building on Rogers Street, an older industrial 

building that had been rehabilitated for use as offices. The residential lofts at 195 Binney Street and an 

accessory surface parking lot across the street at 246 Third Street were owned by the real estate 

company Archstone. In order to consolidate land holdings, Alexandria and Archstone arranged a “land 

swap” of 249 Third Street for 246 Third Street. As a result, Alexandria consolidated and transferred to 

the City the full block that is now Rogers Street Park, and Archstone owned the neighboring 195 Binney 
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Street and 249 Third Street sites (these were later acquired by Equity Residential when Archstone’s 

portfolio was divided between Equity and AvalonBay). The expectation at the time was that with a 

residential developer owning both lots, some future housing might be created at 249 Third Street to 

supplement Alexandria’s housing at Binney and Third and provide a residential frontage to the park. 

Later in the rezoning process, in 2009, Alexandria also agreed to transfer the Foundry Works Building to 

the City. As a result of the agreements and subsequent land transfers, the City now owns two of the 

sites adjacent to 249 Third Street – the Foundry building to the west, and Rogers Street Park to the east. 

Rogers Street Park is now available for public use, and a design process for the park will be underway 

soon following the completion of the “Connect Kendall Square” framework plan competition. Planning 

for the future use of the Foundry building is also underway, through a process being coordinated by the 

Cambridge Redevelopment Authority. 

Urban Design 

Prior to submittal of the Special Permit Application, Staff met with the Applicant on several occasions to 

discuss various aspects of the proposed project.  In particular, the importance of the Eastern Cambridge 

Design Guidelines and the need to promote a high-quality pedestrian environment, and contribute to 

the character and vitality of the surrounding neighborhood, were identified as key issues. Relevant 

principles from the Eastern Cambridge Design Guidelines are summarized below and on the following 

page.   

1. Street-level Uses and Design  
a. Create a consistent residential edge, with small setbacks for stoops, porches, and front gardens.  

b. Buildings should be designed with individual units and front doors facing the street, including row 

house units on the lower levels of multi- family buildings. Where residential lobbies face the 

street, doors should generally be spaced no more than 75 feet apart.  

c. Blank walls should be avoided along all streets and pedestrian walkways. 

2. Building Height and Orientation 

Neighborhood Streets: 

a. Set back any portion of the building above 45 feet by at least 10 feet from the principal facade. 

Where appropriate, design these setbacks to include balconies and rooftop terraces.  

b. For residential uses, provide small setbacks (5 to 15 feet) for stoops, porches, and front gardens.  

c. Provide individual entrances to ground floor units along the street.  

d. Locate courtyards and open spaces to maximize sun exposure. 

Park Edges:  

a. The height of the principal façade of buildings surrounding a park should be no greater than 1/3 

the width of the park. The buildings must conform to overall district height limits in the zoning.  

b. Locate buildings to minimize shadows on the park, especially in the afternoon.  

c. Surround public parks with uses that create an active environment throughout the day and 

evening and increase safety for park users, such as:  



Special Permit PB #301, 249 Third Street (etc.) – Memo to Planning Board 

 

August 13, 2015  Page 5 of 7 

i. Buildings with individual units and front doors facing the street. Where residential lobbies 

face the street, doors should generally be spaced no more than 75 feet apart.  

ii. Shops, cafés and other public uses that enliven the street.  

3. Scale and Massing  

a. Buildings should avoid continuous massing longer than 100 feet facing residential streets and 200 

feet facing mixed-use and retail streets.  

b. Buildings should reflect a rhythm and variation appropriate to the urban context.  

c. Buildings should have a clearly expressed base, middle, and top.  

d. Use variations in height and architectural elements to create interesting and varied rooflines and 

to clearly express the tops of buildings.  

e. Emphasize corners using taller elements such as towers, turrets, and bays. 

4. Architectural Character  

Residential:  

a. Create varied architecture and avoid flat facades by using bays, balconies, porches, stoops, and 

other projecting elements.  

b. Maximize the number of windows facing public streets to increase safety.  

Commercial:  

a. Create varied architecture and avoid flat facades by using recessed or projected entryways, bays, 

canopies, awnings, and other architectural elements.  

b. Where buildings are set back at upper stories, lower roofs may be used as balconies, balustrades, 

and gardens. 

5. Public Realm 

Semi-private open space:  

a. For residential development, create semi-private open spaces that create a transition from public 

sidewalks and courts to private interior spaces.  

b. Design residential courtyards to be visually accessible from streets. 

Streets and Sidewalks:  

a. Character  

i. Use streetscape elements such as trees, benches, signage, and lighting to support active 

pedestrian uses and to reinforce the character and identity of each district.  

ii. Design streets to encourage pedestrian and cycle activity, and to control vehicle speed in 

residential areas.  

Connections:  

a. Provide strong pedestrian, bicycle and visual connections to the Charles River and public parks 

through view corridors, signage, and/or art installations.  

b. Provide safe pedestrian and bicycle connections to existing and new bus stops and to transit 

stations.  
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The project will transform a currently underutilized site into a new residential block with a small node of 

retail activity, resulting in the transformation of a currently unappealing streetscape into a more 

pleasant and lively pedestrian environment with round-the-clock residents.  There are three street 

frontages, and the interfaces with the Foundry Building and Rogers Street Park, that are key urban 

design considerations.  

The Rogers Street park interface represents a tremendous opportunity for the site.  The project 

proposes a strong urban edge to the park, which is softened by two-story townhouse forms and front 

setbacks on Third Street that also wrap around to Bent Street. This successfully frames and activates the 

open space while minimizing shadow impacts. Another positive urban design move is how the two ends 

of the building on Third Street anchor both street corners with tower-like elements. Building massing 

steps down from five-stories on Rogers Street to four-stories on Bent Street in accordance with zoning 

heights, and also in deference to the low-scale character of the East Cambridge neighborhood. The built 

form and architectural character also respond to the industrial forms of nearby buildings, and the 

surrounding historic fabric.  

The proposed retail space at the corner of Third and Rogers Streets relates well to this urban condition, 

both celebrating the adjacency of the open space and turning the corner onto Rogers Street.  This is 

likely to assist with pedestrian wayfinding to the Foundry Building, and will result in the evolution of 

Rogers Street into an activated pedestrian environment.  From a retail perspective, the emphasis on the 

corner provides better opportunities for retail display and a clear pedestrian destination. The use of 

storefront windows also gives this space a commercial feel compared to the rest of the building. The 

Applicant is encouraged to review the desired retail types in the Kendall Square Customer Intercept 

Survey (2011) conducted by CDD’s Economic Development Division. 

Small setbacks have been provided on each of the street frontages that provide opportunities for 

landscaping and stoops, which is entirely appropriate and consistent with the design guidelines. A 

rhythm of projecting two-story bays and Juliette balconies is also apparent on the Third Street and Bent 

Street facades, which helps break down the massing and length of the building. Perhaps more could be 

done to make the lobby and stairs more welcoming and spatially interesting features on Third Street.   

With regard to architectural details, the architect has utilized a range of materials, fenestration patterns 

and architectural projections. The combination of solid masonry elements and the lightweight metal 

cladding result in an architectural solution that achieves a strong urban presence, while also responding 

to the neighborhood context. The roofline has some variation in height, and the proposed roof deck and 

trellis will enliven the top of the building.  

Given the opportunities being explored for the Foundry Building, the pedestrian connection from Third 

Street down Rogers Street will become very important. A 5-foot building setback is proposed so that a 

new sidewalk can be constructed, and a new pedestrian crosswalk connecting the site to the park is also 

proposed. As described in the memos from the Department of Public Works and TP&T, the proposed 

pedestrian improvements will require further discussion with City staff. There is also a need to ensure 

the sidewalk is wide enough for sandwich boards and café tables associated with the retail space.   
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The internal courtyard has potential to highlight and frame the Foundry Building, and at the same time 

provide semi-private open space for residents. The proposed design maximizes open space and 

landscaping, while providing for on-site loading.  The quality of this space should be carefully considered 

so that it provides an effective buffer to the Foundry and is not dominated by vehicle access. Perhaps 

the design of the parking area and driveway could have more of a shared street character with a flush 

paver treatment, instead of simple concrete. The National Grid transformer proposed to be located in 

the courtyard should also be further studied with regard to possible alternative siting, potential to 

integrate with the architecture of the building, and more decorative screening treatments. 

Parking 

Detailed comments on the parking proposal are included in the memo from Traffic, Parking and 

Transportation (TP&T). In terms of planning considerations, the Kendall Square (“K2”) portion of the 

K2C2 Planning Study encouraged reducing the parking requirements for new housing in the area – 

recommending a parking ratio between 0.5 and 0.75 space per housing unit – as well as shared parking 

arrangements and the use of existing underutilized parking facilities as an alternative to constructing 

new parking. The current proposal is consistent with these planning objectives. 

In the past year, the Planning Board reviewed the current utilization of the garage at 303 Third Street. 

Given the large amount of surplus parking available, the Board approved its use as temporary parking 

for Alexandria’s commercial buildings in the area while additional parking facilities were under 

construction. The Board also approved a reduction in Alexandria’s residential parking ratio to 0.75 space 

per dwelling unit. 

 

The following is a summary of issues that staff recommends should be further studied by the Applicant, 

either in preparing revised materials if the Planning Board continues the hearing to a future date, or as 

conditions for ongoing design review by staff if the Board decides to grant the special permit: 

 Details of all external materials, including a materials mock-up on the site. 

 Review of landscape details, and investigation of opportunities to improve the siting and 

appearance of the transformer. 

 Proposed pedestrian improvements. 
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Project Review Special Permit – Traffic Impact Findings 

19.25.1 Traffic Impact Findings. Where a Traffic Study is required as set forth in Section 19.24 (3) above 

the Planning Board shall grant the special permit only if it finds that the project will have no 

substantial adverse impact on city traffic within the study area as analyzed in the Traffic Study. 

Substantial adverse impact on city traffic shall be measured by reference to the traffic impact 

indicators set forth in Section 19.25.11 below.  

In areas where the Planning Board determines that area-specific traffic guidelines have been 

established in the Ordinance, the Board recognizes written agreements between project 

proponents and the City dealing with transportation mitigation strategies. 

19.25.11 Traffic Impact Indicators.  In determining whether a proposal has substantial adverse impacts 

on city traffic the Planning Board shall apply the following indicators.  When one or more of the 

indicators is exceeded, it will be indicative of potentially substantial adverse impact on city 

traffic.   In making its findings, however, the Planning Board shall consider the mitigation efforts 

proposed, their anticipated effectiveness, and other supplemental information that identifies 

circumstances or actions that will result in a reduction in adverse traffic impacts.  Such efforts 

and actions may include, but are not limited to, transportation demand management plans; 

roadway, bicycle and pedestrian facilities improvements; measures to reduce traffic on 

residential streets; and measures undertaken to improve safety for pedestrians and vehicles, 

particularly at intersections identified in the Traffic Study as having a history of high crash rates.   

The indicators are: (1) Project vehicle trip generation weekdays and weekends for a twenty-four 

hour period and A. M. and P.M. peak vehicle trips generated;  (2) Change in level of service at 

identified signalized intersections;  (3) Increased volume of trips on residential streets;  (4) 

Increase of length of vehicle queues at identified signalized intersections; and (5) Lack of 

sufficient pedestrian and bicycle facilities.   The precise numerical values that will be deemed to 

indicate potentially substantial adverse impact for each of these indicators shall be adopted 

from time to time by the Planning Board in consultation with the TPTD, published and made 

available to all applicants. 
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Project Review Special Permit – Urban Design Findings 

19.25.2 Urban Design Findings.  The Planning Board shall grant the special permit only if it finds that the 

project is consistent with the urban design objectives of the city as set forth in Section 19.30.  In 

making that determination the Board may be guided by or make reference to urban design 

guidelines or planning reports that may have been developed for specific areas of the city and 

shall apply the standards herein contained in a reasonable manner to nonprofit religious and 

educational organizations in light of the special circumstances applicable to nonprofit religious 

and educational activities. 

19.30  Citywide Urban Design Objectives 

The following urban design objectives are intended to provide guidance to property owners and 

the general public as to the city’s policies with regard to the form and character desirable for 

new development in the city.   It is understood that application of these principles can vary with 

the context of specific building proposals in ways that, nevertheless, fully respect the policies’ 

intent.  It is intended that proponents of projects, and city staff, the Planning Board and the 

general public, where public review or approval is required, should be open to creative 

variations from the detailed provisions presented in this Section as long as the core values 

expressed are being served.  A project need not meet all the objectives of this Section 19.30 

where this Section serves as the basis for issuance of a special permit.  Rather the permit 

granting authority shall find that on balance the objectives of the city are being served.  Nor 

shall a project subject to special permit review be required to conform to the Required Building 

and Site Plan Requirements set forth in Section 19.50. 

Further indicators of conformance with these policy objectives shall be found in planning 

documents and plans developed for specific areas of the city or the city as a whole, to the extent 

that they are not inconsistent with the objectives set forth in this Section 19.30.  These 

documents include the Harvard Square Development Guidelines, the Central Square Action Plan, 

the Central Square Development Guidelines, the North Massachusetts Avenue Urban Design 

Guidelines Handbook, the University Park at MIT Urban Design Guidelines, the North Point Policy 

Plan and Design Guidelines, the Cambridge Institutional Growth Management Plan, the East 

Cambridge Riverfront Plan, the Eastern Cambridge Plan, the Eastern Cambridge Design 

Guidelines, the Alewife Revitalization, Alewife Urban Design Study Phase II and its Draft update 

of 1991, and Toward a Sustainable Future: Cambridge Growth Policy Document. 

  



Cambridge Zoning Ordinance 
Special Permit Criteria – PB #301, 249 Third Street 

City of Cambridge • Community Development Department Page 3 of 5 

19.30  Citywide Urban Design Objectives [SUMMARIZED] 

 Objective Indicators 

New projects should be 

responsive to the existing or 

anticipated pattern of 

development. 

 Transition to lower-scale neighborhoods 

 Consistency with established streetscape 

 Compatibility with adjacent uses 

 Consideration of nearby historic buildings 

Development should be 

pedestrian and bicycle-friendly, 

with a positive relationship to 

its surroundings. 

 Inhabited ground floor spaces 

 Discouraged ground-floor parking 

 Windows on ground floor 

 Orienting entries to pedestrian pathways 

 Safe and convenient bicycle and pedestrian access 

The building and site design 

should mitigate adverse 

environmental impacts of a 

development upon its 

neighbors. 

 Location/impact of mechanical equipment 

 Location/impact of loading and trash handling 

 Stormwater management 

 Shadow impacts 

 Retaining walls, if provided 

 Building scale and wall treatment 

 Outdoor lighting 

 Tree protection (requires plan approved by City Arborist) 

Projects should not overburden 

the City infrastructure services, 

including neighborhood roads, 

city water supply system, and 

sewer system. 

 Water-conserving plumbing, stormwater management 

 Capacity/condition of water and wastewater service 

 Efficient design (LEED standards) 

New construction should 

reinforce and enhance the 

complex urban aspects of 

Cambridge as it has developed 

historically. 

 Institutional use focused on existing campuses 

 Mixed-use development (including retail) encouraged where 

allowed 

 Preservation of historic structures and environment 

 Provision of space for start-up companies, manufacturing 

activities 

Expansion of the inventory of 

housing in the city is 

encouraged. 

 Housing as a component of large, multi-building development 

 Affordable units exceeding zoning requirements, targeting 

units for middle-income families 

Enhancement and expansion of 

open space amenities in the city 

should be incorporated into 

new development in the city. 

 Publicly beneficial open space provided in large-parcel 

commercial development 

 Enhance/expand existing open space, complement existing 

pedestrian/bicycle networks 

 Provide wider range of activities 
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Dimensional Requirements 

5.34 Industrial Districts 

1. The following dimensional requirements, set forth in Table 5-4 and modified elsewhere 

in this Ordinance, shall be applicable to development in industrial districts: [Note: The height 

limitations set forth in the following table are subject to exceptions for mechanical equipment 

and certain architectural features as outlined in Section 5.23.  Reference should be made to 

Section 5.23 for a complete understanding of the actual height of building elements permitted in 

the Zoning Ordinance.] 

Table 5-4    Table of Dimensional Requirements - Industrial Districts 

 (1) (2) (3) (4)  (5)  (6) (7) 
 Max. Ratio of Minimum Min. Lot Area Minimum  Minimum Yard in Feet  Maximum Min. Ratio of 
 Floor Area to Lot Size for Each D.U. Lot Width    Height Private Op. Sp. 
District Lot Area in Sq. Ft. in Sq. Ft. in Feet Front Side  Rear in Feet to Lot Area 
 

Ind. A-1 1.25/1.50 5,000 700 50 0 0(b) 0(b) 45 none 

Ind. A-2 2.75/4.0 5,000 none 50 0 0(b) 0(b) 70 none 

Ind. A 1.25/1.50 none none none none none none 45(d) none 

Ind. B-1 1.5/3.0 5,000 none 50 0 0 0 60/70 none 

Ind.B-2 0.75 5,000 1,200 50 15 0(b) 0(b) 35 none 

Ind. B 2.75/4.0(e) none none none none none none 120 none 

Ind. C 1.0 20,000 none 100 0 0(b) 0(b) 45 none 

2. Footnotes 

(a) deleted. 

(b) A side yard setback of 
H+L

7    and a rear yard setback of 
H+L

5    shall be required only for 

residential uses in new structures and for nonresidential uses abutting residences, 

residential or open space districts or public parks and recreation areas.  These 

requirements may be reduced to a minimum required setback of ten (10) feet on special 

permit, provided that the yard is suitably landscaped to effectively buffer building walls 

from abutting lots. 
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General Criteria for Issuance of a Special Permit 

10.43 Criteria.  Special permits will normally be granted where specific provisions of this Ordinance are 

met, except when particulars of the location or use, not generally true of the district or of the 

uses permitted in it, would cause granting of such permit to be to the detriment of the public 

interest because: 

(a) It appears that requirements of this Ordinance cannot or will not be met, or 

(b) traffic generated or patterns of access or egress would cause congestion, hazard, or 

substantial change in established neighborhood character, or  

(c) the continued operation of or the development of adjacent uses as permitted in the 

Zoning Ordinance would be adversely affected by the nature of the proposed use, or 

(d) nuisance or hazard would be created to the detriment of the health, safety and/or 

welfare of the occupant of the proposed use or the citizens of the City, or  

(e) for other reasons, the proposed use would impair the integrity of the district or adjoining 

district, or otherwise derogate from the intent and purpose of this Ordinance, and 

(f) the new use or building construction is inconsistent with the Urban Design Objectives set 

forth in Section 19.30. 
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Special Permit for Reduction of Required Parking 

6.35.1 Reduction of Required Parking.  Any minimum required amount of parking may be reduced only 

upon issuance of a special permit from the Board of Zoning Appeals.  A special permit shall be 

granted only if the Board determines and cites evidence in its decision that the lesser amount of 

parking will not cause excessive congestion, endanger public safety, substantially reduce parking 

availability for other uses or otherwise adversely impact the neighborhood, or that such lesser 

amount of parking will provide positive environmental or other benefits to the users of the lot 

and the neighborhood, including specifically, among other benefits, assisting in the provision of 

affordable housing units.  In making such a determination the Board shall also consider whether 

or not less off street parking is reasonable in light of the following: 

(1) The availability of surplus off street parking in the vicinity of the use being served and/or 

the proximity of an MBTA transit station. 

(2) The availability of public or commercial parking facilities in the vicinity of the use being 

served provided the requirements of Section 6.23 are satisfied. 

(3) Shared use of off street parking spaces serving other uses having peak user demands at 

different times, provided that no more than seventy-five (75) percent of the lesser 

minimum parking requirements for each use shall be satisfied with such shared spaces 

and that the requirements of Subsection 6.23 are satisfied. 

Example: Office and Theatre uses with peak user demands at different times.  Office 

requires a minimum of one hundred and fifty (150) spaces and the theatre 

requires a minimum of one hundred (100).  Seventy-five (75) percent of the 

lesser minimum requirement is seventy-five (75) (75% of 100).  Therefore 

seventy-five (75) spaces can be shared but twenty-five (25) (100-25) would 

still be required, making the total amount or required parking for both uses 

(150 + 25) one hundred and seventy-five (175). 

(4) Age or other occupancy restrictions which are likely to result in a lower level of auto 

usage; and 

(5)  Impact of the parking requirement on the physical environment of the affected lot or 

the adjacent lots including reduction in green space, destruction of significant existing 

trees and other vegetation, destruction of existing dwelling units, significant negative 

impact on the historic resources on the lot, impairment of the urban design objectives 

of the city as set forth in Section 19.30 of the Zoning Ordinance, or loss of pedestrian 

amenities along public ways.  

(6)  The provision of required parking for developments containing affordable housing units, 

and especially for developments employing the increased FAR and Dwelling unit density 

provisions of Section 11.200, will increase the cost of the development, will require 

variance relief from other zoning requirements applicable to the development because 

of limitations of space on the lot, or will significantly diminish the environmental quality 

for all residents of the development. 

For a project seeking a reduction in required off-street parking for residential uses, a Parking 

Analysis shall be required as part of the Special Permit Application as set forth in Section 6.35.3. 
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Special Permit for Approval of Off-Site Accessory Parking 

6.22  Location.  All accessory off street parking facilities shall be located in accordance with the 

provisions of subsections 6.22.1, 6.22.2 and 6.22.3.  For purposes of this Section 6.22 lot shall 

also mean the Development Parcel of any Planned Unit Development regulated by the 

provisions of Article 12.000 and Article 13.000 without regard to a lot or lots that may initially 

constitute the Development Parcel or any lot or lots created within the Development Parcel 

subsequent to the approval of the PUD by the Planning Board.   

6.22.1  Accessory off street parking facilities may be located on the same lot as the use being served or 

on another lot that has the same or less restrictive zoning classification as the lot on which the 

use being served is located in accordance with the following conditions: 

(a) (1) said other lot is contiguous to the lot on which the use being served is located;  or 

(2) said other lot is within three hundred (300) feet of the lot on which the use being 

served is located and the use being served is nonresidential; or  

(3) said lot is within three thousand (3000) feet of the lot on which the use being 

served is located, such use is an institutional use listed in Subsection 6.36.3b and 

said use is located within a five acre area containing one or more lots, contiguous 

except for streets, owned by a single institution; and 

(b) said lot is not now and was not within the past five (5) years the location of a preferably 

preserved significant building (as defined in the General Ordinances of Cambridge) as 

determined by the Cambridge Historical Commission. 

(c) however, no off site accessory parking facilities shall be allowed to meet the requirements 

for Subsection 6.36.5h “Theatre or hall for public gatherings”. 

6.22.2 The Board of Zoning Appeal may grant a special permit for off site accessory parking not allowed 

in Subsection 6.22.1 (a) provided that convenient and safe access from the parking facility to the 

use being served is provided in accordance with the following conditions: 

(a) No off site accessory parking facility may be located on a lot which has a more restrictive 

zoning classification than the lot on which the use being served is located. 

(b) Off site accessory parking facilities shall be located within four hundred (400) feet of the lot 

being served for residential uses and within one thousand (1000) feet of the lot for other 

uses. 

6.22.3 [PARAGRAPH DELETED] 

6.22.4 Accessory off street parking spaces required under the provisions of this Article 6.000 need not 

be in the City of Cambridge. 

6.22.5  Distance Measurements For Parking Facilities.  In all cases where distance measurements 

between a lot and off site parking facilities or other specified area are specified in this Article 

6.000, such distance shall be measured as a straight line from the nearest point for the lot on 

which the off site accessory parking is located, to the nearest transit station entrance, or to the 

nearest street line or other boundary of another specified area. 



Cambridge Zoning Ordinance 
Special Permit Criteria – PB #301, 249 Third Street, 195 Binney Street (amendment to PB #118) and 303 
Third Street (amendment to PB #189) 

City of Cambridge • Community Development Department Page 3 of 4 

6.23 Control of Off Site Parking Facilities.  Where accessory parking facilities are allowed on land 

other than the lot on which the use being served is located said other land shall be in identical 

ownership or binding commitments shall exist to guarantee, to the reasonable satisfaction of 

the Superintendent of Buildings or to the special permit granting authority, that the off site 

parking will continue to be available for the period during which the use or uses that the parking 

serves may be expected to be in existence.  Such commitments shall be evidenced by negotiated 

lease agreement, recorded covenant or comparable legal instrument.  Such instrument shall be 

duly recorded at the Middlesex County Registry of Deeds and certification of such recording 

provided to the Superintendent of Buildings or the special permit granting authority. 
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Amendments to Final Development Plan 

12.37 Amendments to Final Development Plan.  After approval of the Final Development Plan by the 

Planning Board, the developer may seek amendments to the Final Development Plan, only if he 

encounters difficulties in constructing the PUD which could not have reasonably been foreseen, 

such as with terrain or soil conditions or other complications. 

12.37.1 Amendments to the Final Development Plan shall be considered major or minor.  Minor 

amendments, as specified in Section 12.37.2 shall be authorized by written approval of the 

Planning Board.  Major amendments, as specified in Section 12.37.3, shall be considered as an 

original application for a Special Permit to construct a PUD and shall be subject to procedures 

specified in Section 12.34 through 12.36.  The Planning Board shall decide whether proposed 

changes are major or minor. 

12.37.2 Minor amendments are changes which do not alter the concept of the PUD in terms of density, 

floor area ratio, land usage, height, provision of open space, or the physical relationship of 

elements of the development.  Minor amendments shall include, but not be limited to, small 

changes in the location of buildings, open space, or parking; or realignment of minor streets. 

12.37.3 Major amendments represent substantial deviations from the PUD concept approved by the 

Planning Board.  Major amendments shall include, but not be limited to, large changes in floor 

space, mix of uses, density, lot coverage, height, setbacks, lot sizes, open space; changes in the 

location of buildings, open space, or parking; or changes in the circulation system. 
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City of Cambridge 
Department of Public Works 
 

Owen O'Riordan, Commissioner 

147 Hampshire Street 

Cambridge, MA 02139 
theworks@cambridgema.gov 
 

Voice:  617 349 4800  

TDD:  617 499 9924 
 

 

August 5, 2015 
 
TO:    Planning Board 
 
FROM:   Katherine F. Watkins, PE 
    City Engineer 
 
RE:  Residences at 249 Third Street 
 
We are in receipt of the Special Permit Application materials for the Residences at 249 Third 
Street project, dated June 2015. We have reviewed the materials and have presented below 
some comments related to the interests of the Department of Public Works.  

The Applicant has met with the DPW to review the project.  Our Department, based on the 
provided documentation, does not anticipate the project having any issue meeting all of the 
requirements of the DPW as the project will be subject to thorough and complete engineering 
review at the time of the Building Permit Application. 

As the project is further developed, DPW will work with the applicant to ensure the following 
requirements are met: 

Public Infrastructure: 

1. Requirements for temporary and permanent alterations to the Public Right of Way 
will be considered as part of the Building Permit review process, when a full 
understanding of the scope of the utility and surface work is presented. The 
Applicant has been coordinating with the DPW, and should continue to do so, 
related to planned roadway resurfacing in the vicinity of the project site. 
 

2. Pedestrian connections adjacent to the site need to be considered to confirm if 
there can be any improvements can be made to circulation patterns as part of the 
sidewalk improvements proposed by the project.  We appreciate the Applicant’s 
plan to make improvements at the intersection of Rogers Street and Third Street 
and will work with them to develop the design of this location as the process 
continues.  



 
 

 
Stormwater Management: 
 

1. Under the City Land Disturbance Regulations, the Applicant will need to obtain a  
Stormwater Control Permit from the Department of Public Works. The permit 
requirements cover the design standards and long term operation and 
maintenance of a management system for the project site, as well as the 
construction phase erosion and sedimentation control plans.  The permit 
requirements also include the standard to mitigate the stormwater runoff from the 
site from the proposed 25‐year storm to a rate below the pre‐redevelopment 2‐
year storm event. The Applicant acknowledges the requirements of this permit in 
the Application.  

 
 
Please feel free to contact me with any questions or concerns related to the comments 
provided above.  
 
Sincerely, 

 

Katherine F. Watkins, P.E. 
City Engineer 
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