
EASIER 
TO GET 

AROUND

MORE 
HOUSING 
OPTIONS

DEVELOP A BALANCED AND INTEGRATED SUSTAINABLE 
TRANSPORTATION NETWORK THAT FOCUSES ON ACTIONS TO 
IMPROVE ACCESSIBILITY AND SPACE FOR PEOPLE WALKING. 

ACCOMMODATE MORE HOUSING DEVELOPMENT ALONG MASS AVE 
THROUGH INCREASED DENSITY AND INFRASTRUCTURE PLANNING. 
ADDRESS THE NEED FOR AFFORDABLE HOUSING AND INTEGRATE IT 

INTO THE EXISTING NEIGHBORHOOD FABRIC.
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MORE OF A 
NEIGHBORHOOD & 

DESTINATION
MORE 

INVITING

TRANSFORM THE CORRIDOR AS A LIVABLE, WALKABLE 
NEIGHBORHOOD WITH IMPROVED AMENITIES AND PLACES FOR 

CHILDREN, AND CREATE A MORE VIBRANT ATMOSPHERE BY 
ENCOURAGING POP-UP SHOPS, EVENTS AND ACTIVE STOREFRONTS.

FOCUS ON CREATING A MORE ATTRACTIVE PUBLIC REALM 
ALONG  MASS AVE THROUGH GREENING, PUBLIC ARTWORK, 

AND MORE PLACES TO GATHER.

1 2

Themes for Mass Ave:

Mass Ave in the future -15 years from now and beyond - is envisioned as 
a great street; a meaningful place with an inviting and engaging public realm that 
prioritizes the pedestrian experience and supports a host of different users and uses. 
It will be a street that is attractive and walkable, with trees, active storefronts, and spaces 
to gather. Encouraging additional density, especially close to mass transit, is a key part 
to achieving this vision. More density will bring more people to Mass Ave to live, work, 
learn, play, and shop, supporting businesses, activities, and a thriving community, while 
also helping the city reduce vehicular travel and meet its sustainability goals. 

VISION + GOALS

SOUTH OF PORTER 
A lively, local business corridor with lots of ground-floor activity 
and new housing integrated into the existing character.

before

after

Mass Ave: 
Making aGreat Street!



The Mass Ave Planning Study began in the fall 
of 2023. The process included eight community 
meetings and nine MAPS Working Group meet-
ings, alongside targeted stakeholder and focus 
group meetings designed to gather input, share 
updates, and refine project goals. The engage-
ment was structured by geography—starting 
with the South of Porter study area, followed by 
North Mass Ave and Porter Square—and con-
ducted in four phases. Phase 1 was the project 
introduction and information gathering. Phases 2 
and 3 were area planning focused meetings, and 
Phase 4 were final recommendations. Once the 
final plan is complete, implementation phases 
are set to kickoff in summer 2025.

STAKEHOLDER WORKING GROUP
The 14-member working group, composed of lo-
cal residents, business owners, employees, prop-
erty owners, and institutional representatives, 
was selected through an application process 
and approved by City Council. Throughout the 
planning process the team met with the working 
group nine times, including a walking tour to kick 
off the project, zoning specific meetings, and a 
developer roundtable. All meetings were open to 
the public, and provided the opportunity for pub-
lic comment. 

COMMUNITY MEETINGS
There were eight community meetings in four 
phases. Phases 1 and 4 were for the entirety 
of the corridor, while Phases 2 and 3 had three 
meetings each for each of the two study areas 
- South of Porter followed by North Mass Ave & 
Porter Square. The City hosted both in-person 
and virtual community meetings to reach a di-
verse audience. 

•	 Phase 1: Project Kick Off

•	 Phase 2: South of Porter Square

•	 Phase 3: North Mass Ave + Porter Square

•	 Phase 4: Final Plan

FOCUS GROUPS
Seven focus groups were conducted to engage 
in targeted discussions with community organi-
zations, youth and seniors on the corridor.

STAKEHOLDER INTERVIEWS
The team conducted approximately 30 inter-
views with a diverse range of businesses and 
stakeholders, including property managers, de-
velopers, and institutions.

OUR PROCESS

Visit www.cambridgema.gov/massaveplan or call the City of Cambridge 

Community Development Department at 617.349.4640 for more information.

Thursday, February 29

6:00 PM – 7:30 PM

Scan to RSVP or visit 

zoom link address

JOIN US ONLINE!

To participate on Zoom

bit.ly/MAPS_zoom

MEETING ID: 847 2554 2028

Login on your computer tablet or smartphone:

Call: 

 OR

646 931 3860

note: you will be able to hear the presentation, but not see the slides

The City of Cambridge does not discriminate, including on the basis of 

disability. We may provide auxiliary aids and services, written materials in 

alternative formats, and reasonable modi cations in policies and 

procedures to people with disabilities. For more information contact us at 

dkane@cambridgema.gov, 617.349.4640 (voice), or via relay at 711.

lanning
porter square

cambridge common

alewife
 brook

tudy

ass
ve COMMUNITY

The City of Cambridge Community

Development Department

invites you to attend a virtual 

What is the Mass Ave Planning  

Study (MAPS)?

MAPS is creating a vision plan for what Massachusetts 

Avenue will look like in 2040. This plan will cover the area 

between Cambridge Common and Alewife Brook 

Parkway. MAPS is intended to provide a framework for the 

future in areas such as:

• housing,

• land use,

• urban design,

• zoning,

• public space,

• mobility, and

• redevelopment

Where are we in the process? 

We’re just getting started! This will be finalized in early

2025. Our first public meeting is on February 29, join us to

learn about the plan and how to get involved!

Can’t make the meetings, but want to 

partipate?

No problem! A recording of the meeting will be posted on 

our website for review the day after the meeting. 

DAYS UNTIL 

MEETING

You can also share your thoughts on our online 

crowdsource map! Visit: bit.ly/MAPS_map

after
NORTH MASS AVE 
A more welcoming and walkable neighborhood feel. 

OUTREACH
The team implemented several targeted strate-
gies, including Bluebikes ads, mailers and an on-
line collaborative map. The “MAPS Map” received 
over 900 comments and 4,000 interactions, and 

provided the opportunity for the public 
to let us know their favorite places, 

and  place-specific ideas and 
insights. 

before



A B CFOSTER A MIX OF 
NEIGHBORHOOD-SERVING, 
FAMILY-FRIENDLY GOODS AND 
SERVICES

MARKET THE CORRIDOR TO 
SUPPORT LOCAL BUSINESSES

ORGANIZE AND HOST MORE 
COMMUNITY EVENTS AND 
PERFORMANCE ART

Supporting local businesses along Mass Ave helps 
create an exciting, welcoming, and family-friendly 
community where residents can find unique goods 
and essential services close to home. By prioritizing 
neighborhood-serving shops, restaurants, and 
service providers, we strengthen the local economy, 
foster connections among neighbors, and preserve 
the avenue’s distinct character.

KEY STRATEGIES:

1.	 Conduct a feasibility study to 
understand how businesses in 
the North Mass Ave corridor, 
from Harvard Square to the 
Arlington line, can best organize 
in a sustainable way, such as a 
business association. 

2.	 Target outreach to existing 
businesses on available grants and 
programs.

3.	 Explore ways to keep commercial 
rents affordable and vacancies low.

Marketing Mass Ave & Porter Square can boost 
local businesses by highlighting their unique 
offerings through coordinated promotions, events, 
and branding efforts to attract visitors and boost 
foot traffic. 

KEY STRATEGIES:

1.	 Create and implement a branding 
strategy to highlight Mass Ave’s 
identity.

2.	 Recruit new businesses to the 
corridor.

3.	 Provide business and marketing 
support.

More programming like seasonal markets, 
community events and performance art along 
Mass Ave with a potential business association 
can activate public spaces, draw foot traffic to 
local businesses, and foster a stronger sense of 
neighborhood identity. By featuring local artists, 
musicians, and cultural programming, these events 
create dynamic, inclusive experiences that make 
Mass Ave a vibrant destination for residents and 
visitors alike. 

KEY STRATEGIES: 

1.	 Partner with local institutions and 
property owners to organize and 
fund events.

2.	 Connect with local artists and 
performers from the community 
and local student population.

IMAGINE IT!

A pop of color 
to brand Mass Ave around Porter Square

BUSINESS ASSOCATION
MASS AVE

What can a local business assocation do? 

ADVOCATES
FOR

BUSINESSES

MARKETS
THE

CORRIDOR

PROVIDES
BUSINESS
SUPPORT

ORGANIZES
COMMUNITY

EVENTS

MAPS

MAPS
TASTE
TOUR!

i.e. Advocating for 
commercial parking 
permits for employees

i.e. Help to implement 
branding and identity 
strategy

i.e. Streamlining loading 
zone information and 
processes

i.e. Somerville’s 
Porchfest, micro events 
and farmers markets

NO
RT

H

WHAT CAN A LOCAL BUSINESS 
ASSOCIATION DO?

CORRIDOR GATEWAY SIGNAGE

COLORFUL FURNITURE

WAYFINDING SIGNAGE

LIGHTPOLE BANNER

CAMBRIDGE DANCE PARTY

INMAN SQUARE EATS AND CRAFTS

Transform the corridor as a livable neighborhood with 
places for all ages and create a more vibrant atmosphere 
by encouraging pop-up shops, events and active 
storefronts.

MORE OF A 

NEIGHBORHOOD 
& DESTINATION1

GOAL



Public art, murals, and creative installations can tell 
local stories, highlight cultural diversity, and make 
shared spaces more welcoming and engaging for 
residents and visitors alike.

KEY STRATEGIES:

1.	 Target larger walls and open spaces 
as locations for neighborhood 
murals and public art.

2.	 Install decorative street lighting 
and tree lighting in key commercial 
areas.

3.	 Activate vacant commercial spaces 
with public art.

TREE LIGHTING
VACANT STOREFRONT ART

PLAZA IMPROVEMENTS

LUNDER ARTS PLAZA

DECORATIVE LIGHTING

MURAL

Collaborate with private property owners to 
help activate publicly accessible spaces

Focus on creating 
a more attractive 
public realm along  
Mass Ave through 
greening, public 
artwork, and more 
places to gather.

M
OR

E INVITING2
GOAL

A SHARE COMMUNITY IDENTITY THROUGH 
CREATIVITY AND ART “More 

impromptu 
art! ”

- community quote

“Night lighting! …
Inviting, human-
level lighting along 
entire length…”
- community quote

OPPORTUNITIES FOR PUBLIC ART - NORTH MASS AVE

OPPORTUNITIES FOR PUBLIC ART - SOUTH OF PORTER



M
OR

E INVITING2
GOAL

More trees are needed to help the city create Cool 
Corridors for all modes of travel and activity. These 
recommendations are aligned with the Urban 
Forestry Master Plan.

KEY STRATEGIES:

1.	 Install more street trees and 
maximize planting in public spaces.

2.	 Enlarge existing street tree wells 
and provide more space for 
additional ground-level vegetation.

3.	 Work with property owners to 
maintain trees and vegetation on 
their property.

4.	 Explore opportunities to expand 
public realm space for trees and 
more plantings.

5.	 Coordinate with citywide green 
stormwater infrastructure 
mitigation measures.

Open spaces are critical for community health and 
community building. They foster social interaction, 
recreation, and provide respite from urban heat. 
However, with limited publicly owned land opportunities 
and relatively narrow sidewalks, Mass Ave must take 
an innovative approach to maximizing existing spaces. 
This could include reclaiming underutilized areas, 
integrating parklets, enhancing streetscapes with 
seating and greenery, and designing flexible public 
spaces that serve multiple community needs.

KEY STRATEGIES:

1.	 Partner with property owners and 
institutions to activate underutilized 
spaces.

2.	 Identify opportunities for pop-up 
parklets and curb bumpouts on 
Mass Ave and side streets.

3.	 Advocate for affordable indoor 
community event or meeting 
space on ground floor in new 
developments.

4.	 Create meaningful connections to 
existing open spaces nearby.

5.	 Leverage new large-scale 
development to create new open 
space.

SHADE STRUCTURES

WIDE TREE WELLS

B

C

PLANT MORE TREES 
AND VEGETATION ALONG 
CORRIDOR AND OPEN SPACES

CREATE MORE PLACES FOR 
THE COMMUNITY TO GATHER

“New development with setbacks 
could provide space for more 
greenery and make it easier to 
walk.”

- community quote

OPPORTUNITIES FOR TREES & SHADE - NORTH MASS AVE

OPPORTUNITIES FOR TREES & SHADE- SOUTH OF PORTER

NORTH MASS AVE 

Key locations include: 
- Alewife Brook Parkway

- Clarendon Ave Park

- Linear Park

- St. James’s Lawn

- Lunder Arts Plaza

Create better connections from Mass 
Ave to: Russell Field, Reverend William 
Park, Peabody School, Rindge Field,  
Gerard Bergin Park, McMath Park

PORTER SQUARE 

Key locations include: 
- Porter Square Plaza

- MBTA Plaza

- Potential significant new open space 
with large-scale redevelopment

SOUTH OF PORTER SQUARE 

Key locations include: 
- Cambridge Common

Create better connections from Mass 
Ave to: Sacramento Field, Alden Park, 
Graham and Parks School

OPPORTUNITIES FOR IMPROVED PUBLIC SPACE

MULTI-PURPOSEPARKLET LINEAR MALLPROGRAMMABLE PLAZA

There are opportunities to activate existing spaces and create new pop-up and permanent gathering spaces along Mass Ave.
TYPES OF GATHERING SPACES

Tree cover varies along 
the corridor



A pedestrian-friendly environment is essential 
for creating a vibrant, inclusive, and accessible 
Mass Ave. Prioritizing pedestrian comfort and 
accessibility helps to increase foot traffic for 
businesses, promotes social interaction, and 
enhances safety for all users, including individuals 
with disabilities, seniors, and families with young 
children.

KEY STRATEGIES:

1.	 Install more benches, shade 
structures, and other public 
infrastructure.

2.	 Balance sidewalk activity with 
access.

Enhancing access to sustainable transportation 
options along Mass Ave will promote safer, more 
convenient mobility for pedestrians, cyclists, and 
transit riders while balancing the needs of local 
businesses and vehicle access. While the scope of 
this study does not include street design, continued 
coordination will be necessary for long-term safety 
and mobility goals.

KEY STRATEGIES:

1.	 Provide safer, more visible 
crossings on Mass Ave and 
intersecting streets.

2.	 Work with MBTA to install more bus 
shelters where appropriate.

3.	 Provide additional bike parking and 
Bluebike station areas.

4.	 Encourage shared off-street 
parking facilities.

5.	 Coordinate for better curb 
management.

Improving signage and wayfinding along Mass Ave 
will enhance navigation for pedestrians, cyclists, 
and drivers while contributing to a more cohesive 
and visually appealing streetscape. Focusing on 
clear, well-placed signage at key locations will help 
residents and visitors easily find destinations, transit 
connections, and key landmarks, while reducing 
visual clutter caused by outdated or redundant 
signs.

KEY STRATEGIES:

1.	 Locate branded pedestrian 
wayfinding signage at key 
gateways and destinations.

2.	 Consolidate and clarify roadway 
signage.

This plan recommends further study of Porter Square, 
Linear Park crossing, and Alewife Brook Parkway 
in greater detail. These locations experience high 
volumes of pedestrians, cyclists, and vehicles, creating 
complex circulation challenges that require significant 
data collection and traffic analysis to identify targeted 
improvements. Future studies should explore potential 
solutions such as signal optimization, intersection 
redesigns, pedestrian safety enhancements, and 
bicycle infrastructure improvements.

OPTION 3: CURB EXTENSIONS

MORE BLUEBIKE STATIONS

OPTION 2: TEMPORARY PARKLET

PORTER SQUARE

EASIER TO
GET AROUND3

GOAL

Develop a balanced and 
integrated sustainable 
transportation network that 
focuses on actions to improve 
accessibility and space for 
people walking.

A B C

D

DESIGN FOR PEDESTRIAN 
COMFORT AND ACCESSIBILITY

PROVIDE SAFE, CONVENIENT 
ACCESS TO SUSTAINABLE 
TRANSPORTATION OPTIONS

STREAMLINE SIGNAGE AND 
WAYFINDING

STUDY SPECIFIC LOCATIONS 
AND INTERSECTIONS ALONG 
MASS AVE

OPTION 1: BUILDING SETBACK

Continue to provide a building 
setback to expand the sidewalk in new 
developments. This help to create a 
more ideal sidewalk width of 17 ft. for a 
commercial street. 



More housing and residents on the corridor will help to support more retail 
activity, transit ridership and non-car travel, and help reduce some of the 
housing pressure due to limited supply. Increasing density can also provide 
opportunities to gain community benefits, such as active ground floor uses 
and additional public space. 

KEY STRATEGIES:

1.	 Simplify the zoning code and streamline processes.

2.	 Adjust zoning along the corridor to achieve zoning 
objectives to build more housing and prioritize mixed use 
development.

As Mass Ave evolves over the next 15 years, it is essential to ensure that 
new development contributes to a range of housing options at different 
price points, with a strong emphasis on affordability. Supporting the city’s 
broader housing goals means encouraging both market-rate and income-
restricted affordable units, expanding access to housing for a diverse range 
of residents. 

KEY STRATEGIES:

1.	 Encourage the development of both market-rate and 
affordable housing.

2.	 Explore other strategies and funding mechanisms for 
encouraging affordable and mixed-income housing.

Accommodate more housing development along Mass 
Ave through increased density and infrastructure planning. 
Address the need for affordable housing and integrate it into 
the existing neighborhood fabric.

for illustrative purposes (not a current development proposal)

A BENCOURAGE MORE HOUSING 
ON THE CORRIDOR

CONTINUE TO SUPPORT CITY POLICY FOR A 
DIVERSE MIX OF HOUSING PRICE POINTS

4
GOAL

PROPOSED HEIGHTS FOR MASS AVE

ZONING MASSING EXAMPLE

CONTEXT SENSITIVE DESIGN
PROPOSED HEIGHTS FOR PORTER SQUARE

MORE
HOUSING

Adjusting zoning can encourage the development of 
a true mixed-use hub: a retail destination featuring 
higher-density development, public space, and improved 
connections for pedestrians and cyclists.

MORE HOUSING AT PORTER SQUARE
This massing diagram shows 
concentrating higher volumes of 
development (12-18 stories) around the 
Porter Square T Station, stepping down 
to surrounding neighborhoods and Mass 
Ave. 

City funding and funding from contributions from 
non-residential developers of large projects. 

Market-rate developments of ten or more units are 
required to allocate 20% of residential floor area for 
low- and moderate- income tenants or home buyers. 

The AHO allows the creation of new, permanently 
affordable housing that is denser than what might be 
currently allowed.

The City of Cambridge and developers are adding affordable 
units to the market in a few ways. New affordable housing is 
created through funding, zoning and other tools:

New development between 12 and 18 
stories would be limited to the area around 
the Porter Square T Station (see diagram 
below) and be subject to a review process. 
The process would entail at least one 
community meeting, multiple Planning 
Board hearings, and design review, often 
including conditions of approval. Additional 
review and conditions, such as significant 
public open space and community benefits, 
would be required to achieve the tallest 
proposed heights of 18 stories.



Envision Cambridge, the City’s plan for 2030, calls for new 
housing of all types to improve affordability. Major corridors 
like Mass Ave have been highlighted for increased housing 
density. This plan explores how to achieve that density in a 
way that respects and responds to the context of the corridor.

ENCOURAGE CONTEXT SENSITIVE DESIGN

URBAN FORM & 
ZONING

re searc
h
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COMMUNIT Y INPUT ROUND 1

GOAL 
MORE HOUSING OPTIONS ON MASS AVE

SUPPORT MORE HOUSING
AT VARIOUS PRICE POINTS

1924 TODAY

50FT
???

100FT
(9 STORIES) (4 STORIES)

what
can be bui l t

today

what
should we 

encourage in
the future?

what could
you bui ld 

before?

re searc
h

COMMUNIT Y INPUT ROUND 2

MODERATE INCREASE

> CONTEXT 
> AMENITIES & COMMUNITY BENEFITS
> RETAIL AFFORDABILITY
> GREATER DENSITY AT PORTER SQUARE

  ARCHITECT/DE VELOPERS/MARKET INPUT

t ypical  mid r ise
• efficient  and 

histor ical ly  
cost- effective 
way to bui ld

• t ypical  parcel  
South of  Por ter  
would y ield 
under 50 units

t ypical  h igh r ise THAT TAKES INTO ACCOUNT

> STEP BACKS & SETBACKS 
> AFFORDABILITY
> OPEN SPACE AT PORTER SQ
> IMPACT ON CONGESTION

THAT TAKES INTO ACCOUNT

GENERAL SUPPORT 
8-11 STORIES
12-18 AT PORTER SQUARE

this  height  a l lows 
more potentia l  for
• addit ional  

affordable units
• communit y 

accessible spaces
• addit ional  retai l  

spaces

6-7 STORIES 8-11 STORIES 12+ STORIES

WHAT IF
WE ALLOWED
FOR TALLER
BUILDINGS ?

• general ly  the 
communit y is  
not in  favor of  
this  height

COMMUNIT Y INPUT ROUND 3RECOMMENDATION

AT LEAST 8 STORIES
with potent ia l  for  densit y  bonuses 

for  neighborhood amenit ies

DR AFT
STR ATEGY

CONTINUE TO REFINE

this  height  a l lows 
more potentia l  for
• addit ional  

affordable units
• communit y 

accessible spaces
• addit ional  retai l  

spaces

8-11 STORIES

W
E A

RE
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E

The process 
�diagram provides 
a summary of the 
what was heard in 
previous rounds 

of community 
engagement.

ACTIVE 
STREET FRONT

ACTIVE 
STREET FRONT

BUILDING 
SETBACK

UPPER FLOOR 
STEPBACKS

ARTICULATED 
FACADES

LONG STREET WALLLONG STREET WALL LACK OF UPPPER
FLOOR STEPBACK
LACK OF UPPPER
FLOOR STEPBACK

LACK OF PUBLICLY
ACCESSIBLE SPACE
LACK OF PUBLICLY
ACCESSIBLE SPACE

with zoning & design guide
lines

ACTIVE STREET FRONTACTIVE STREET FRONT
An active street front typically 
includes restaurant or retail use 
but other active uses, including 
office and residential can 
contribute to energetic street life. 
A ground floor that is designed 
for transparency, access, and 
flexible programs can be active.   

ARTICULATED FACADESARTICULATED FACADES
Articulated facades means the 
pattern of a building’s windows, 
doors, balconies, and bays. Using 
articulated facades can add 
depth, interest, and even shelter 
from sun, wind, and rain. 

UPPER FLOOR STEPBACKSUPPER FLOOR STEPBACKS
Stepbacks reduce a building’s 
volume as it rises. Stepbacks can 
reduce a building’s shadows, its 
mass, and overall sense of scale. 

A building setback pushes a 
building away from the street to 
allow for widened sidewalks, 
plazas, porches, street-trees, and 
rain gardens. Setbacks can add 
additional ground level activity, 
whether public or semi-private.

BUILDING SETBACKBUILDING SETBACK

Zoning is an important tool to influence urban form and 
paired with the Citywide Urban Design Guidelines and 
Multifamily Design Guidelines will help shape the built 
environment so that it can achieve the vision for Mass Ave. 
Thoughtful design will be key to ensuring new development 
enhances the character of the corridor while supporting a 
lively, business- and pedestrian-friendly streetscape. 


