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Zoning & Development Staff Report

Overview

The Developer, Cambridge Housing Authority (or “CHA”) is proposing to demolish the existing
townhouses to construct two new buildings with a total of 67 units and approximately 82,407 square
feet of Gross Floor Area. Building A is 4 stories and 56 feet tall with a walkout basement, consisting of 46
affordable rental units and approximately 53,051 square feet of Gross Floor Area. Building B is 3 stories
and 40 feet tall, consisting of 21 affordable rental units and approximately 29,356 square feet of Gross
Floor Area. The unit mix will include one-, two-, and three-bedroom apartments ranging in size from 578
to 1,247 square feet at 30% and 60% AMI. The buildings are sited around a courtyard — a communal
open space designed for passive recreation. Bicycle parking will be provided with 42 long-term and 12
short-term spaces, supplemented by a 19-dock Bluebike station along Lawn Street to offset the
remaining required spaces. Surface off-street parking is also provided for 33 vehicles.

Planning Board Comments from Initial Consultation Meeting

Board members were very supportive of several aspects of the proposal, including the thoughtful
selection of colors and materials for Building A, the use of deep angled recesses to break down long
facades, and the concept of the courtyard as an intergenerational space. Practical features such as in-
unit laundry and the overall grading approach were also commended.

As the design advances, Board members encouraged the developer to further study the parking strategy
massing, siting and for Building A to strengthen May Street frontage, reduce the visual impact of surface
parking, and make the pedestrian entrance more prominent. For Building B, members suggested
refining the facades to reinforce the residential character and further study the use of color and facade
elements.

For site design, members recommended enlarging and improving usability of the courtyard, including
consolidating pathways to create larger contiguous lawn areas, providing additional detail on
playground design, and incorporating plantings to help stabilize slopes. The Board also emphasized
prioritizing the preservation of mature trees whenever possible.

Staff Comments on Revised Submission

The City has received a revised application dated February 10, 2026, including updated forms and
narrative volume, revised graphics, and a revised appendix volume with additional Green Factor and
Green Building documentation.

CDD Staff has confirmed that the project has provided sufficient documentation to demonstrate
compliance with Green Building and Green Factor standards at this stage of review. The Project intends
to meet Green Building requirements by targeting Passive House certification. The minimum required
Green Factor score is achieved through a combination of understory and canopy trees and low and high
planting areas.

CITY OF CAMBRIDGE ’



AHO Design Consultation AHO-10, 8-12 May Street & 53 Lawn Street — CDD Memo to Planning Board

In the initial Zoning Memo on this proposal, CDD provided a summary of compliance with AHO

standards. The revised submission presents several modifications, including a reduction in the number

of off-street parking spaces from 36 to 33 and an increase in the number of short-term bicycle parking

spaces from 8 to 12. Additionally, Building A fenestration facing May Street decreased from 23% to 20%

and Building B fenestration facing May Street increased from 20% to 24%. Overall, the changes do not

appear to impact zoning compliance.

Consistency with AHO Development Standards

The AHO development standards applicable to this project are summarized in the table below.

Development

Requirements for AHO Project in C-1

Summary of Compliance

Stories Above
Grade

Standard Zoning District

Use Multifamily dwellings allowed. The proposal includes two
buildings of multifamily dwellings.

Building AHO Developments are allowed up to Building A proposes 4 stories and

Height & 9 stories and 100 feet above grade. 56 feet in height.

Building B proposes 3 stories and
40 feet in height.

Yard Setbacks

AHO Dimensional Standards have no
Front and Side Yard requirements.

The parcel is a corner lot, so it
contains two front yards and two
side yards.

Bicycle Parking

required for AHO Developments.
Bicycle parking is required per Article
6.100, but additional flexibility is
provided for the location, quantity and
type (long-term and short-term) of
bicycle parking required.

Open Space An AHO project in the C-1 district has a The project proposes a total open
total open space requirement of 30%, space of 45% and meets the
of which 50% (15% of the lot area) requirements for both Private and
shall meet the requirements of Private Permeable Open Space.
Open Space and 50% shall meet the
definition of Permeable Open Space.

Parking and No minimum off-street parking is The project provides 33 on-site

parking spaces.

The project requires a minimum of
70 long-term bicycle parking
spaces and provides 42 spaces. An
on-site 19-dock Bluebike station is
provided to satisfy the remaining
requirement.

The project requires a minimum of
7 short-term bicycle parking
spaces and provides 12 spaces.

20% glazing.

Site Design Front yards may be landscaped or The proposed project meets all
and hardscaped but cannot be used for off- the Site Design and Arrangement
Arrangement street parking. requirements.

Pedestrian entrances shall be visible

from the street.
Building Building facades facing public streets The proposed project meets all
Facades shall have a minimum percentage of the Building Facades

requirements.
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Development

Requirements for AHO Project in C-1

Summary of Compliance

Below Grade

Standard Zoning District
e Building facades must include Building A proposes 20% glazing
projecting and/or recessed elements on the facade facing May Street.
of at least two feet on an average Building B proposes 20% glazing
interval of 40 linear feet along a Public facing Lawn St and 24% facing
Street, and 80 feet elsewhere. Such May Street.
projecting or recessed elements do
not apply to the lowest or highest
Story Above Grade.
e Facades of ground stories shall have
expanses of no more than 25’ with no
windows or pedestrian entryways.
Ground e Habitable spaces below grade must DPW has reviewed the submitted
Stories and meet flood resilience standards. documentation, and the project

appears to comply with the City’s
Flood Resilience Standards per the
FloodViewer 2025. Please see
DPW memo dated 12/9/25 for
more information.

Mechanical
Equipment,
Refuse
Storage and
Loading Areas

Mechanical equipment shall be
generally screened from view.
Rooftop mechanical equipment must
be set back from the roof line equal to
its height.

Screening for at grade equipment
should use materials comparable in
quality to the building’s principal
facades.

Building A: rooftop mechanical
equipment is concealed behind a
9.5’ tall screen which has been set
back 11’ from the primary wall
plane.

Building B: at-grade mechanical
equipment is screened with
painted anodized aluminum
louvers.

The proposed transformer on the
northwest corner of the lot is
enclosed and screened with a 10’
tall fence and planters.

Trash rooms are enclosed within
the buildings.

Environmental
Design
Standards

This AHO project is subject to the following
Sustainable Development Standards:

Section 22.20: Green Building
Section 22.80: Flood Resilience
Section 22.90: Green Factor

Documentation showing
compliance with Green Building
and Green Factor Standards has
been submitted and certified by
CDD staff.

DPW has reviewed the submitted
documentation, and the project
appears to comply with the City’s
Flood Resilience Standards. Please
see DPW memo dated 12/9/25 for
more information.
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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

Development should be
resilient to the effects of
climate change as anticipated in
the Resilient Cambridge plan.

Up-to-date projections of climate change impacts over the
project's anticipated lifespan are incorporated

Flood Resilience Standard in Section 22.80 and the Green
Factor Standard in Section 22.90 are met or exceeded

Use of strategies that have environmental co-benefits
Integrative approach to climate change resilience that
accounts for the existing context and promotes the other
design objectives of the area and the City
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Urban Design Staff Report

Overview

The proposed project at Corcoran Park is intended as the first phase of a larger two-phase project. It will
be sited on “Lot 1”, the highest portion of the existing Corcoran Park affordable housing complex,
leaving the lower, more flood-prone portion of the site (“Lot 2”) for the second phase. The project
proposes to replace four existing two-story buildings with two larger ones: a four-story bar-shaped
building — Building A, approximately in the middle of the site, and a three-story U-shaped building —
Building B in the southern portion of the site. The buildings will border May Street to the east and Lawn
Street to the south, and together will enclose a shared courtyard. Building A is located on the steepest
portion of the site. Its basement level is at the level of the shared courtyard, and its first floor is at the
level of the parking lot that is proposed on its north side. Together the two buildings will increase the
number of units on Lot 1 from the existing 29 to 67.

The Planning Board’s comments in the project’s first review on December 16, 2025 included:

e A suggestion to screen the parking lot from view from May Street, if possible, by adding a wing
to Building A parallel to May Street, through which a vehicular passage would lead to the
parking lot. The applicant team has found that the cost would be prohibitive due to fire
separation requirements and would result in the loss of several parking spaces.

e A question as to whether under-building vehicular parking could be provided at the basement
level of Building A. The applicant team believes that this would also be cost prohibitive.

e A question as to whether a taller development, with more residential units, had been
considered. The applicant team had investigated greater height, but in deference to
neighborhood opinion did not pursue it.

Since the first hearing, the project team has made numerous improvements to the project in response
to Planning Board and staff comments.

e The landscape design of the courtyard has been simplified. It now emphasizes an open lawn
with a perimeter path, shaded by trees. The play area that was included in the earlier scheme is
proposed to be provided in Phase 2.

e Planting and fences have been added to screen the parking lot from May Street.

e The transformer enclosure has been moved from the western end of the parking lot to its north
side, with the intent of allowing a pedestrian/bike connection to Fairview Avenue, which is
aligned just to the west of the parking lot.

e The entrance of Building A has been revised, the porch at the entrance is less abstract and more
welcoming than that of the previous version, and the lobby’s windows have been enlarged.

e The plaza in front of Building A’s entrance is larger (resulting in the loss of a few parking spaces)
and is provided with benches.

e Horizontal mullions have been added to the windows, giving the building a more residential
look.
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The color palette of both buildings has been brightened, including the use of different colors for
the different segments of Building B in place of the previous version’s grey.

The facades of Building B have been improved, treating the building as a series of individual
dwellings, instead of the more horizontally continuous original scheme.

Building B’s entry porches are larger and more welcoming, with sloped roofs that echo the
building’s roofscape and also the porches in the neighborhood context.

Urban Design Comments on Design Revisions

Site Plan
Connection to Fairview Avenue

There is likely a pedestrian and bicyclist desire line between the site and Fairview Avenue via the
adjacent parking lot. DOT recommends that the applicant work with the City to confirm site
control and evaluate the feasibility of creating a walking- and biking-only connection in this
location. This may require reorienting or relocating the transformer. The site plan should label
this potential connection (“by others”) to ensure the concept is memorialized for future phases.
Avoid locating substantial plantings where they would block a potential future connection
between Fairview Avenue and the parking lot.

May Street / Vineyard Street Intersection

DOT believes the applicant should upgrade the existing unmarked crossings at May St./Vineyard
St. to marked, accessible crosswalks on the north and/or south legs of the intersection. While the
catch basin and hydrant present some design constraints, they appear addressable given the
scale of the project. Marked crosswalks at this edge of the project site will provide accessible
routes for residents and visitors to Vineyard St, Cushing St, and the rest of the neighborhood,
including the Glacken Field/Fresh Pond area.

The proposed widening of driveway curb cut to 20 feet may also not be feasible. The widening
would encroach into the space needed for an accessible ramp. The existing driveway appears to
already be non-compliant within the intersection, and DOT would not support expanding it
further because it is located within—and offset inside—the intersection geometry. The proposed
widening would newly obstruct the existing pedestrian right-of-way. DOT will work with the
applicant on a final driveway design.

Lawn Street Mid-Block Crossing and Bluebikes Access

The applicant proposes a mid-block crosswalk on Lawn Street at the location of the future
Bluebikes station and site pathway. Unless this crossing will connect to a planned Phase 2
pedestrian path, DOT recommends removing the proposed crosswalk, as there is no clear
pedestrian desire line at this location given the proximity of existing intersections.

If the intent is to preserve the Phase 2 connection, DOT recommends deferring installation of the
curb ramp and crosswalk markings to Phase 2, when the complementary walkway is constructed.
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However, the Phase 1 site plan should continue to show the full future crossing and curb ramps
to make the long-term intent clear but identifying it as a part of a future phase.

Parking Lot Design Considerations

e Parallel curb ramps connecting to the parking lot access aisles are likely to experience ponding
during rain events, as the site slopes south toward May Street. DOT recommends reevaluating
these ramp locations and grades.

e Asnoted above, the site plan should reference the potential future connection to Fairview
Avenue and provide a transformer orientation that enables it.

e If possible, adjust the proposed grading in the western part of the parking lot so as to simplify the
route from the trash room to the parking lot, and preserve the existing large Norway maple tree
on its south side.

e Consider shading the parking lot with photovoltaic panel canopies if financially feasible.

Bluebikes Station
e During the Building Permit process, the applicant should provide a dimensioned Bluebikes station
plan and complete the Bluebikes agreement with the DOT.
e DOT recommends that funding is provided for the proposed 19-dock station during the Building
Permit process since it takes time to order and have it ready for installation prior to a Certificate
of Occupancy.

Long-Term Bicycle Storage
e Ensure that the long-term bicycle storage room in Building A has direct, convenient, and
step-free access from the May Street sidewalk. The current plan appears to indicate a ramp
connection, but it is unclear at this scale whether the route is entirely step-free.

Building A’s Entry Plaza

e Consider reducing the amount of paving in Building A’s entry plaza, and increasing the amount
of planting and benches. The plaza’s pavement could be distinguished by material or joint
pattern.

o [f a different arrangement of short-term bike parking could be found for the entry plaza,
additional benches could be provided along the planting edges at the east and west sides of the
plaza.

e The “Art Fence” adjoining the entrance plaza (partially screening the parking lot from May
Street) could be made more opaque, and consideration could be given to coordinating its design
with that of the fence along May Street on the north side of the parking lot’s curb cut.

Benches
e Additional benches could be located in the Courtyard, at Building A’s south-side Community
Room terrace, and facing the sidewalk at the perimeter of the site.
Western Side Yard
e Aseating area could be developed in the western side yard, as a terminus of the east/west path
through the courtyard, making use of this area’s quieter, more “backyard” character.
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Lawn and May Street frontages and sidewalks

The project provides low planting in the front yards facing May and Lawn Streets. Consider
developing it to more clearly delineate the perimeter of the site.

Consider using plantings and adjustments to topography to further integrate the accessibility
ramp and short-term bicycle parking into the site plan.

Staff appreciates the possibility of having a mid-block crosswalk on Lawn Street that would link
the path on the west side of Phase 1 with a corresponding path in Phase 2, but recommends
that it be clearly indicated as merely a possible future feature. Staff would like the associated
curb ramp to be moved east to align with the path along the west side of Building B.

Building Design

Building B’s entrance porches have been given a more welcoming design, and their gable shaped
roofs create an appealing dialog with the building’s roofscape. Consideration could be given to
providing the porches with thicker, more substantial columns.

Clarify where accessible units in Building A and Building B are located relative to parking for
residents and support staff.
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