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Todayôs Run-of-Show

ÅRefresher on planning background/working group process
ÅSection-by-section breakdown of proposed zoning
ÅPublic comment
ÅQuestions + Discussion
ÅRecommendation
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Planning Background + Working Group Process
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Background

ÅAlewife District Plan completed in 2019

ÅDeveloper-led zoning petition failed on 

Council vote (2019-2021)

ÅMoratorium on office and lab until revised 

zoning is adopted or by Dec. 2023

ÅAlewife Zoning Working Group established to 

draft zoning for the district
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Å Recommend new zoning for adoption based 
on the communityôs planning and urban 
design priorities.

Å Incorporate lessons learned from zoning and 
development review processes over the past 
few years since the completion of the Alewife 
District Plan.

Charge of Working Group
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Alewife Overlay District Zoning Working Group

Business Representatives/Property 

Owners

ÅJane Carbone, Homeowners Rehabilitation 

Inc.

ÅChris Chandor, The Davis Companies

Å Igor Ivanovic, Iggy's Bakery

ÅKelvin Moses, Healthpeak

ÅJoseph Poirier, Longleaf Lumber

ÅJoe Sultan, West Cambridge Science Park

Institutional/Non-Profit Representatives

ÅDiana Marsh, Fayerweather School

Residents

ÅDoug Brown, West Cambridge

ÅJohn Chun, Cambridge Highlands

ÅLizzie Feigenbaum, Cambridge Highlands

ÅJennifer Gilbert, North Cambridge

ÅEric Grunebaum, North Cambridge

ÅSuhas Kodali, North Cambridge

ÅMike Nakagawa, North Cambridge

ÅAnn Stewart, Cambridge Highlands

ÅAnn Tennis, Cambridge Highlands



Planning Board Presentation 7City of Cambridge

June July Aug Sept Oct Nov Dec Jan Feb Mar Apr May

Working Group 
Meetings

Walking 
Tour

Planning & Urban 
Design Analysis

Draft Zoning 
Recommendations 

Final Zoning 
Recommendations

Community 
Meetings

City Council 
Updates

Zoning Petition 
Drafting

Overall Schedule
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ÅCreate a mixed-use district to balance economic growth withhousing development

ÅSignificantly increase housing supply, including affordable housing

ÅTie commercial density and heights to production of housing, neighborhood uses, 

open space, and infrastructure

ÅPromote a variety of ground floor uses, including but not limited to light industrial

ÅPrioritize earlier delivery of priority infrastructure

ÅIncrease open space requirements

ÅAllow tallest commercial heights near track

ÅScale down to existing neighborhood

Planning Objectives
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Green and height 

buffer next to 

neighborhood

Terminal Road 

connection

Bridge connections

Commuter rail

Vision Plan
Conceptual illustration of potential mixed-use build-out based on proposed zoning 

Active street life and 

mix of neighborhood 

uses

New parks

New streets and 

paths

Upper floor setbacks 

next to residential 
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2040 Buildout in Quad only

- New Housing Units ~3,000 units

- New Affordable Housing Units 

(Inclusionary)
~600 units

- New Residents
~6,000 residents

- Net New Jobs ~4,700 jobs

Alewife Quad Vision Benefits

Proposed Land Use

Neighborhood Uses

Parking

Civic

Residential

Commercial

Retail
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How does the proposed Quad zoning compare?

 

Commercial

Light Industrial, 

Retail, Nôhood Use

Residential

Current Zoning 

2040 Quad Use Mix

Proposed Zoning

2040 Quad Use Mix
Existing Quad Use Mix 

51%

34%

15%

37%

22%

41%

20%

41%

39%
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How does the proposed Quad zoning compare? 

Quad
Existing 

Development

Current Zoning 

2040 Buildout

Proposed Zoning

2040 Buildout

Residential 550,000 2.1 million 3.6 million

Office/R&D 1.0 million 2.0 million 2.4 million

Retail, Nôhood 

Use, Light 

Industrial

925,000 1.0 million 1.1 million

Total 2.5 million 5.1 million 7.1 million



Overall Zoning Approach + Structure
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Overall Approach & Zoning Intent

ÅAdopt recommendations from Envision Alewife, such as:
ïOpen space

ïDimensional standards

ïFlood/heat resilience requirements

ïMax parking ratios & TDM

ïBuffer from Highlands Neighborhood

ïFunding for transit and infrastructure

ÅTake it further by:
ï Increasing allowable heights/density for housing

ïExpand permitted uses and incentivize neighborhood uses + light industrial

ïAddress large-scale development through PUD review process

ïExpand development bonuses to achieve critical public benefits
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Zoning Principles

Increase housing

  

 Promote neighborhood uses

   

 Prioritize early delivery of       
 infrastructure

 

 Scale down to existing        
 neighborhoods 

1

2

3

4
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How does AOD-Q Fit Into Existing Zoning?

ÅLƴǎŜǊǘ ŀ ƴŜǿ hǾŜǊƭŀȅ 5ƛǎǘǊƛŎǘ όнлΦммллύ ŎŀƭƭŜŘ ά!ƭŜǿƛŦŜ hǾŜǊƭŀȅ 5ƛǎǘǊƛŎǘ ς 
vǳŀŘǊŀƴƎƭŜέ
ïRemove references in current Alewife Overlay District 1-6 so that only Alewife Overlay 

District 5 and 6 remain

ÅAmend other areas of the Zoning Ordinance which previously referenced 
Alewife Overlay Districts 1-6:
ïTransfer of Development Rights Provisions 

ïFloodplain Overlay District 
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Overall Zoning Structure

Development Review

As-of-Right 

Development

(Base Requirements)

Special Permit 

(Single Building)

PUD Development

(Multiple 

Buildings)

Basic PUD
Infrastructure 

PUD

Applicable Staff/Advisory Review Planning Board Review

Tallest Heights

Most Dense

Infrastructure Required

Lowest Heights

Lowest Densities

250,000 SF Non-residential or Less

Required contribution to housing 

& infrastructure fund

Taller Heights/Density

Min. 40% Housing
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Overall Zoning Structure

Development Potential

Intensity of Public Review

+

Required Public Benefits

As-of-Right 

Development

Special 

Permit

Basic PUD Infrastructure 

PUD
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Review Process

ÅBase requirements (< 50,000 square feet)
ï Usually requires an advisory review or staff level review

ï 50,000+ square feet requires special permit review

ï 25,000+ square feet requires building and site plan review

ÅSpecial Permit requirements (50,000 square feet+)
ï Limited increases in height or density on a single site

ï Typically larger, single building development (250,000 square feet or less)

ï Planning Board must find conformance with area plans and guidelines, and that development 
provides public benefits that outweigh adverse effects.

ÅPUD requirements (250,000 square feet of non-residential+)
ï Greater increases in height and density, phased development and timing

ï Additional public benefits required

ï Follows the existing PUD review process in zoning

ï Basic & Infrastructure: Infrastructure PUD required to provide either Bike/Ped Bridge or Commuter 
Rail Stop and gets bonus for development parcel



Use Standards
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Uses

ÅFollows base zoning, with the following 
additional permitted uses:
ÅMultifamily, townhouse, and elderly 

congregate housing (4.31.d through g)

ÅALL Retail and Consumer Service 
establishments (4.35)

ÅTemporary outdoor retail/consumer service 
uses (4.36.j)

ÅEducational Uses, like daycare centers, 
schools, etc. (4.33.b)

ÅLight Industrial/Maker space (4.37)

ÅCivic & Institutional uses ς such as libraries, 
community/gathering spaces, healthcare uses, 
and municipal facilities (4.33.d through h)
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Uses Permitted by Special Permit

ÅPrincipal Use Parking
ÅMust follow specific design 

requirements

ÅOther uses permitted in Business 
B, upon written determination by 
the Planning Board
Å Upon finding that such use is consistent with 

the goals and objectives of the AOD-Q district 

and conforms to the AOD-Q Special Permit 

criteria.
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Neighborhood Uses

Å/ǊŜŀǘŜ άbŜƛƎƘōƻǊƘƻƻŘ ¦ǎŜǎέ ŀƴŘ 
Incentivize Them
ÅRetail & consumer service establishments

ÅCommunity gathering spaces

ÅLibraries

ÅDaycare centers

ÅArts & Cultural spaces

ÅLight industry/maker spaces

ÅDentist/Doctors offices

ÅHealthcare facilities

ÅTemporary outdoor retail

ÅCo-working spaces

ÅOther uses, subject to Planning Board Review 
& Approval
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Neighborhood Uses Cont.

ÅCan be exempt from Gross Floor Area, subject 
to Planning Board Special Permit 

ÅGFA Bonus ς equal to floor area dedicated to 
Neighborhood Use

ÅFor PUD ς Require minimum 3% of total non-
residential GFA be devoted to Neighborhood 
Uses

ÅMust be located at ground story and have 
direct access from an abutting public sidewalk
ÅPlanning Board may modify standards, subject to 

Special Permit
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Light Industrial Uses

ÅCan be exempt from Gross Floor 
Area, subject to Planning Board 
Special Permit 

ÅGFA Bonus ς equal to 2x the 
applicable floor area dedicated to 
Light Industrial uses, by Special 
Permit

ÅSpecial Permit must specify range of 
uses; modifications require 
amendment



Dimensional Standards
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Height Regime by Subdistrict: Non-residential Heights

Height 

Subdistrict

Base Special Permit Basic PUD Infrastructure 

PUD

AOD-Q North

2 stories (35ô)

4 Stories (65ô)5 Stories (80ô)

8 Stories (125ô)

AOD-Q South
6 Stories (95ô)

AOD-Q West
3 Stories (50ô)
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Height Regime by Subdistrict: Residential Heights

Height 

Subdistrict

Base Special Permit Basic PUD Infrastructure 

PUD

AOD-Q North

3 Stories (35ô)

12 Stories (145ô)
AOD-Q South

AOD-Q West
6 Stories (75ô)
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Height ï Neighborhood Transition

Å²ƛǘƘƛƴ мллΩ ƻŦ ŀ ǊŜǎƛŘŜƴǘƛŀƭ 
zoning district, maximum 
ƘŜƛƎƘǘ ƭƛƳƛǘŜŘ ǘƻ орΩ

Å²ƛǘƘƛƴ нллΩ ƻŦ ŀ ǊŜǎƛŘŜƴǘƛŀƭ 
zoning district, maximum 
ƘŜƛƎƘǘ ƭƛƳƛǘŜŘ ǘƻ прΩ
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Additional Height for Large Land Conveyance

ÅLimited to PUD Special Permit

ÅCan increase height by 1 story 
in AOD-Q North or AOD-Q 
South district if at least one (1) 
acre of land is conveyed to the 
City

ÅProposed building sites 
specified as part of 
Development Proposal
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Max Floor Area Ratio ï Overview of Approach

0.75-1.25 1.25-1.75NR

R 0.75-1.25 1.50-2.00

0.75

0.75-1.25

1.00

4.00 (5.20 w/ 

inclusionary bonus)

Min. 40% housing

4.00 (5.20 w/ 

inclusionary bonus)

Min. 40% housing

Basic PUD: 1.25

Infrastructure PUD: 1.50

Å Base requirements: Keep both residential and non-residential at current base zoning levels

Å Special permit & PUD: Tiered commercial FAR based on whether housing and/or 
infrastructure included. Increase residential to 4.0 (5.20 with inclusionary bonus)

Å άLƴŦǊŀǎǘǊǳŎǘǳǊŜέ t¦5 ƛƴŎƭǳŘŜǎ aŀƧƻǊ LƴŦǊŀǎǘǊǳŎǘǳǊŜ ς ped/bike rail crossing, commuter rail

Å Additional bonus for land conveyed for public use (streets, open space, &c.)
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Density Bonuses

ÅPUD Infrastructure Bonus
ïDelivery of bike/ped railroad crossing

ïConstruction of an MBTA commuter rail station

ÅConveyance of Land for Public Use
ïAvailable to all special permits

ïPublic open space

ïCompletion of roadway/path segment

ïMunicipal facility

ïDistrict stormwater or district energy facility

ïOther public use subject to PB review and 
approval

+ 0.25 FAR to 
Development Parcel

1.5x applicable FAR 
applied to size of 
land conveyed
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ñMajor Infrastructure Componentò

ÅMust provide either:
ïPublicly-accessible bicycle/pedestrian bridge 

connecting AOD-Q and Triangle

ïAn MBTA Commuter Rail station and 
required associated improvements (access, 
landing areas, lighting, landscaping, etc.) 
serving the Alewife District

ÅTiming
ïConstruction commences at 50% of non-

residential GFA build-out; must be 
άǎǳōǎǘŀƴǘƛŀƭƭȅ ŎƻƳǇƭŜǘŜέ ōȅ тр҈ 
Åάǎǳōǎǘŀƴǘƛŀƭƭȅ ŎƻƳǇƭŜǘŜέ Ґ ŎƻƴǎǘǊǳŎǘƛƻƴ ŎƻƳǇƭŜǘŜŘ 

and turned over for final inspection to City/MBTA
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Yard Setbacks

ÅAs-of-right development will follow base 

requirements

ÅSpecial permits will follow Envision Alewife 

standards
ï Front yard = build-to zone (5ô) ï 70% min occupancy 

requirement

ï Side yard = no side yard within first 65ô of front of lot; 15ô 

thereafter

ï Rear yard = no minimum rear yard

Å25ô front yard setback for parcels fronting 

Concord Ave

ÅPlanning Board may waive/modify yard 

standards by special permit
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Open Space & Permeable Area

Å20% total open space requirement

Å25% permeable area requirement

ÅSpecial Permits: Must provide 25% of 

required open space as Public Open 

Space or Publicly Beneficial Open 

Space

ÅCombined/Pooled Open Space by 

Planning Board Special Permit
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Parking and Loading Recommendations

ÅNo Minimum Parking; Maximum 

parking ratios per Envision 

Alewife recommendations

ÅOff-street loading requirements 

per Article 6 standards

ÅStructured parking in Stories 

Above Grade must be screened 

from view of adjacent public 

streets

ÅPooled parking by special permit



Building Design & Other Standards
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Building Design Requirements

ÅMaximum Façade Length

ïLimited to 200ô in length

ïRequires a massing recess of at least 20ô in width by 

10ô depth

ÅMinimum Ground Story Height of 18ô

Å Each principal use must have direct entrance to 

sidewalk or open space

Å Street tree planting at maximum regular intervals 

of thirty feet (30ô).


