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PLANNING BOARD ADVISORY CONSULTATION — AFFORDABLE HOUSING OVERLAY

These forms are intended to demonstrate compliance with the provisions of the Affordable Housing Overlay (AHO), Section 11.207 of
the Cambridge Zoning Ordinance (CZO). Refer to the CZO for detailed provisions.

Submission Checklist

Note: Review Section 11.207 and Section 19.47 of the CZO carefully before submitting a design review package for an
AHO project. This checklist and accompanying forms are intended only to assist in assembling and organizing application
materials.

Project Address: 8-12 May Street & 53 Lawn Street, Cambridge, MA 02138 (Parcel ID: 256-106)
Applicant: Corcoran Park Phase 1 LLC

Contact Name: Margaret Donnelly Moran

Contact Phone: (617) 520-6251

Contact Email:  mmoran@cambridge-housing.org

Last Updated: October, 2025

City of Cambridge, MA 1
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PLANNING BOARD ADVISORY CONSULTATION — AFFORDABLE HOUSING OVERLAY

These forms are intended to demonstrate compliance with the provisions of the Affordable Housing Overlay (AHO), Section 11.207 of

the Cambridge Zoning Ordinance (CZO). Refer to the CZO for detailed provisions.

XI Final Consultation Checklist

Final Consultation

Required Submissions (Include a Table of Contents for each Volume)

NARRATIVE VOLUME
(8.5x11 page size, portrait)

X

Table of Contents

See Volume | Page 2

Provided forms:

XI AHO Final Submission Checklist (this form)
Project Narrative Xl Final Dimensional Form — Parcel (attached)
Pages must include: See Volume | Page 5

X Final Dimensional Form — Building (attached)

e Project title/address
e Page number

See Volume | Page 6-7

Written Section:

X

L

Revisions to the proposal based on feedback in preliminary report
See Volume | Page 27

Compliance with Zoning
See Volume | Page 15

Design Approach and Urban Design Objectives (Section 19.30)

See Volume | Page 18

Summary of Community Engagement
See Volume | Page 21

GRAPHIC VOLUME
(11x17 page size, landscape)

Project Plans and lllustrations
Pages must include:

o Title

e Date

e Author

e Graphic scale

e North arrow

e labeled dimensions

Table of Contents

See Volume Il Page 1

Proposed Site Plan

See Volume Il Page 31

Proposed Open Space Plan (Section 5.22)

See Volume Il Page 33

Proposed Floor Plans
See Volume Il Pages 69 - 73 and 81 - 84

Proposed Roof Plan with Green Roof compliance information

See Volume Il Page 33 and Volume Il

Proposed Landscaping Plan
See Volume Il Pages 31 - 37

Proposed Elevations and Cross-sections
See Volume Il Page 26 (cross sections), 74 - 78 (Building A Elevations), 85 - 90 (Building B Elevations)

Parking and Bicycle Facilities Plan (Section 6.50)

See Volume Il Pages 44 - 46

Shadow Study

See Volume |l Pages 63 - 66

Proposed Materials Palette
See Volume Il Pages 50 - 57

Physical or digital model to be presented at the consultation

APPENDICES

HEE KKK KKKKNKKRK

Green Bltljilding Report (Section 22.20)

See Volume |

Green Factor Documentation (Section 22.90)

See Volume IlI

Flood Resilience Documentation (Section 22.80)

See Volume Il

The Applicant shall provide the following for the final submission:
XI Electronic copy of all submission materials certified complete by CDD in digital format (via email)

XI Eight (8) hard copies of Narrative Volume and Graphic Volume. Staples, velo binding or tape binding are
preferred for the hardcopies.

City of Cambridge, MA

Last Updated: October, 2025
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PLANNING BOARD ADVISORY CONSULTATION — AFFORDABLE HOUSING OVERLAY

These forms are intended to demonstrate compliance with the provisions of the Affordable Housing Overlay (AHO), Section 11.207 of
the Cambridge Zoning Ordinance (CZO). Refer to the CZO for detailed provisions.

Project Address: 8-12 May Street & 53 Lawn Street, Cambridge, MA 02138 (Parcel ID: 256-106)

Applicant: Corcoran Park Phase 1 LLC

Parcel Information — Provide one form for the entire parcel

Existing District Zoning AHO Zoning Proposed
Standards Standards
Base Zoning District(s) c-1
Overlay Zoning District(s) Affordable Housing Overlay (AHO)
Lot Area, in sq. ft. 66,647 66,647
Gross Floor Area (GFA), in sq. ft. 25,095 82,407
Dwelling Units 29 67
Affordable Dwelling Units 29 67
Total Open Space, in sq. ft.! 37,064 19,994 19,994 30,797
Private Open Space 37,064 9,997 9,997 30,797
Permeable Open Space 34,293 9,997 9,997 25,923
Open Space above Ground Story 7 No Max/Min No Max/Min 853
Total Off-Street Parking Spaces 14 No Max/Min No Max/Min 33
Provided on-site 14 No Max/Min No Max/Min 33
Provided off-site? N/A N/A N/A N/A
Long-Term Bicycle Parking Spaces 0 70 70 4xxx
Short-Term Bicycle Parking Spaces 0 7 7 12
Provided on-site 7 7 12
Fund contribution® N/A N/A N/A N/A
Public Bicycle Sharing Stations* 0 19
Provided on-site 0 19
Provided off-site 0 0
Loading Bays N/A N/A N/A N/A

1 Refer to Open Space provisions in Section 11.207.5.2.4 of the CZO.

2 Refer to off-site parking provisions in 11.207.6.2 of the CZO.

3 Refer to Public Bicycle Parking Fund provisions in Section 6.104.2(b.) of the CZO.

4 Refer to Public Bicycle Sharing Station provisions in Section 11.207.6.4(d) of the CZO.

Attach additional calculations as necessary to explain any figures above.
Please see Volume I, Compliance with Zoning for further detail
***|ncluding 28 Bike reduction due to installation of 19-dock Blue Bike Station per 11.207.6.4 (d) of CZO

Last Updated: October, 2025

City of Cambridge, MA 4
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PLANNING BOARD ADVISORY CONSULTATION — AFFORDABLE HOUSING OVERLAY

These forms are intended to demonstrate compliance with the provisions of the Affordable Housing Overlay (AHO), Section 11.207 of
the Cambridge Zoning Ordinance (CZO). Refer to the CZO for detailed provisions.
Project Address: 8-12 May Street & 53 Lawn Street, Cambridge, MA 02138 (Parcel ID: 256-106)

Applicant: Corcoran Park Phase 1 LLC

Building Information — Provide one form for each existing or proposed building

- District Zoning AHO Zoning
Existing Standards Standards Proposed
Building Designation (per plans) Building A
Type of Alteration Proposed Demolition/New Construction
Building Use(s) Multifamily Multifamily Multifamily Multifamily
Ground Story Use(s) Multifamily Multifamily Multifamily Multifamily
Gross Floor Area (GFA), in sq. ft. 6,454 53,051
Dwelling Units 8 46
Affordable Dwelling Units 8 46
Stories Above Grade! 2 4 9 4
Building Height, in ft. 26' 45' 100' 56'
Ground Story — floor-to-floor, in ft. 9' Non Res = 15' min 11'
Building Setbacks, in ft.
Front Yard - May St 75.8' 10 No min 12'
Front Yard - Lawn St 102.9' 10' No min 139" **
Side Yard - Cemetery 25.3' 5' No min 84.5
Side Yard - Oxford Ave 19.8' 5' No min 29'
Distance to nearest building, in ft. 44 49.5'
Building length along street, in ft. 27.1 61'
Ferjestratio.n, as % of facade area 8.5% 20% min 20%
facing public street or open space
Ground Story only 9.5% 25-50% 23.8%

1 Refer to Definitions in Article 2.000 of the CZO.

Attach additional calculations as necessary to explain any figures above.
Please see Volume I, Compliance with Zoning for further detail
* All metrics for existing conditions used the existing Building 12

** Measured through proposed Building B

Last Updated: October, 2025

City of Cambridge, MA 5
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PLANNING BOARD ADVISORY CONSULTATION — AFFORDABLE HOUSING OVERLAY

These forms are intended to demonstrate compliance with the provisions of the Affordable Housing Overlay (AHO), Section 11.207 of

the Cambridge Zoning Ordinance (CZO). Refer to the CZO for detailed provisions.

Project Address: 8-12 May Street & 53 Lawn Street, Cambridge, MA 02138 (Parcel ID: 256-106)

Applicant: Corcoran Park Phase 1 LLC
Building Information — Provide one form for each existing or proposed building
o District Zonin AHO Zonin
Existing™ Standards ¢ Standardsg Proposed
Building Designation (per plans) Building B
Type of Alteration Proposed Demolition/New Construction
Building Use(s) Multifamily Multifamily Multifamily Multifamily
Ground Story Use(s) Multifamily Multifamily Multifamily Multifamily
Gross Floor Area (GFA), in sq. ft. 18,641 29,356
Dwelling Units 21 21
Affordable Dwelling Units 21 21
Stories Above Grade’ 2 4 9 3
Building Height, in ft. 28 45' 100' 40'
Ground Story — floor-to-floor, in ft. 9' Non Res = 15' min 11'
Building Setbacks, in ft.
Front Yard - May St 20' 10 No min 20.5'
Front Yard - Lawn St 21 10 No min 22'
Side Yard - Cemetery 142.3' 5' No min 167.5'?
Side Yard - Oxford Ave 20.9' 5' No min 40'
Distance to nearest building, in ft. 30' 45.8'
Building length along street, in ft. 129'3 174.7°
Fenestration, as % of facade area 16.1%3 20% mi 20% 5
4 0 min
facing public street or open space 23.9% 24%°
Ground Story onl 16.5%° 20% °
Yo 24.6% ¢ 25-50% 20% °

1 Refer to Definitions in Article 2.000 of the CZO.

Attach additional calculations as necessary to explain any figures above.
Please see the Volume I section "Compliance with Zoning" for further detail

* Unless otherwise noted, all metrics for existing conditions used the 4 existing buildings. For setbacks, the more conservative
(smaller) measurements were used.

> Measured through proposed Building A

® Measured using Lawn Street elevation of existing Building 53
* Measured using May Street elevation of existing Building 08

® Measured using Lawn Street elevation of proposed Building B
® Measured using May Street elevation of proposed Building B

Last Updated: October, 2025

City of Cambridge, MA 5
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PLANNING BOARD ADVISORY CONSULTATION — AFFORDABLE HOUSING OVERLAY

These forms are intended to demonstrate compliance with the provisions of the Affordable Housing Overlay (AHO), Section 11.207 of
the Cambridge Zoning Ordinance (CZO). Refer to the CZO for detailed provisions.
Project Address: 8-12 May Street & 53 Lawn Street, Cambridge, MA 02138 (Parcel ID: 256-106)

Applicant: Corcoran Park Phase 1 LLC

Tenure:
X Rental housing

[0 Homeownership housing

Unit Affordability Summary *

Units at or Below 80% AMI Units 80% to 100 %AMI Total
# of Units: 67 67
0,
% of Units: 100% 100%

1Refer to Section 11.207.3 in Article 2.000 of the CZO

Unit Size Summary:

0-bedrooms | 1-bedrooms | 2-bedrooms | 3-bedrooms | 4+bedrooms Total
# of Units: 13 39 15 67
Average size range (sf): 585 831 1,162
Smallest unit size (sf): 578 825 1,045
Largest unit size (sf): 660 995 1,247

Please describe other anticipated affordability restrictions, if applicable (voluntary):

All units at Corcoran Park will be affordable at less than 80% AMI. Within those units, 20% of units will be affordable at 30%
AMI; all other units will be affordable at 60% AMI, except should it be necessary to have units at 80% AMI to accommodate
the return of existing Corcoran Park residents. Existing Corcoran Park residents have the right to return to the community
even if household income is over 80% AMI. Upon departure of such an existing household from Corcoran Park, their unit will
re-lease to a households earning less than 80% AMI. All units will be deeply affordable (residents pay only 30% of income
towards rent). There will be a Zoning Based Affordable Housing Covenant as well as a Declaration of Restrictive Covenants
to enforce these affordability restrictions.

Last Updated: October, 2025
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PLANNING BOARD ADVISORY CONSULTATION — AFFORDABLE HOUSING OVERLAY

These forms are intended to demonstrate compliance with the provisions of the Affordable Housing Overlay (AHO), Section 11.207 of
the Cambridge Zoning Ordinance (CZO). Refer to the CZO for detailed provisions.

Project Address: 8-12 May Street & 53 Lawn Street, Cambridge, MA 02138 (Parcel ID: 256-106)

Applicant: Corcoran Park Phase 1 LLC

Graphics Checklist

Review Section 11.207 and Section 19.47 of the CZO for all submission requirements.

Make sure that submitted graphic materials include the following information, at a minimum, to verify compliance with
applicable sections of the AHO:

All maps, plans and elevation drawings should include:
Graphic scale
XI North arrow / orientation

Context maps should include:
Xl Streets and pedestrian/bicycle routes leading to and from the site see volume i Page 19
X Distance to public facilities in vicinity, including transit seevolume Ii Page 18
Buildings and uses on adjacent sites see volume il page 12-17

N/A[] Distance to off-site parking, where proposed

Site plans or landscape plans should include: seevolume

Lot boundaries

Adjacent streets (labeled) and dimensions of adjacent public sidewalks

Building footprints with locations of entrances/exits, labeled areas of ground story uses, dimensioned facade
lengths, setbacks, and distances to nearest buildings

Natural and other landscape features including trees and plantings

Open space, dimensioned and labeled by type (private, green area, permeable, publicly beneficial)
Proposed locations of light fixtures, specifying type

Locations, dimensions, and screening of all mechanical equipment located on-site, including all screening
(Section 11.207.7.5 of the CZ0)

Pedestrian and bicycle travel routes, dimensioned

Curb cuts, vehicular drives, off-street parking, loading and service facilities, dimensioned (Section 6.50 of the
CZo)

Features of adjacent lots and buildings that abut the project site

MK KEKX XKXKKX

X

Building floor plans, elevations, and cross-sections should include: seevolumen
Dimensioned floor plans labeling the uses in each portion of the building
XI Dimensions (length and depth) of articulation and breaks in the fagade plane (Sections 11.207.7.2(c) and
11.207.7.3(b) of the CZO)
Dimensions of fenestration on fagades facing public streets and open spaces (Section 11.207.7.3(a) of the CZ0O)
Xl Length of separation between windows and entrances on the ground story (Section 11.207.7.4(c) of the CZO)
N/AL] Dimensions (length, height, and depth from fagade) of non-residential uses and parking proposed on the ground
story (Section 11.207.7.4 of the CZ0)
Rooftop plans, elevations, and perspective views showing the locations, dimensions, and screening of all
mechanical equipment (Section 11.207.7.5 of the CZO)

Last Updated: October, 2025
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Project Overview

The proposed site plan for Corcoran Park Phase 1 consists of 2 buildings and a central
courtyard. Building A is a 4-story building with a walkout basement and central elevators for
access to all levels. Building B is a 3-story building with flats and duplexes accessed via at-
grade entries and/or common stairs shared by a maximum of three units. In total, the design
includes 67 units of affordable housing, with thirteen (13) 1-bed units, thirty-nine (39) 2-bed
units, and fifteen (15) 3-bed units.

Located in a Residential C-1 District, the site is bounded by May Street (public right of way) to
the east; Lawn Street (public right of way) to the south; 4 residential abutters to the west; and a
residential abutter and the Belmont Cemetery to the north. Residential permit parking exists on
May Street and Lawn Street, and the proposed site plan includes a small parking lot for 33
vehicles. The design proposes a bicycle storage room with 42 long-term spaces in Building A, 12
short-term bicycle parking spaces at building entrances, and a 19-dock Blue Bike Station on
Lawn Street.

Figure 1: Aerial perspective looking
north. The proposed design of Lot 1
is bounded by the Belmont
Cemetery (North), May Street
(East), Lawn Street (South), and
residential abutters (West). The
three-story Building B fronts on
Lawn Street, with Building A behind
it to the North. The southern facade
of Building A is seen as 5 stories
tall where the basement level opens
to the central courtyard.

Building A is a 4-story building over a partial basement. The design features 1-bed and 2-bed
units organized around a common corridor with two stairs and two elevators to service the
floors above and below grade. The building is cut into the site’s steep slope, resulting in a walk-
out basement condition that opens to the central courtyard. The north, east, and west facades
will be seen as 4-stories above grade, while the southern fagade will be seen as 5 stories tall
facing the central courtyard. The building’s short walls face east and west. This orientation is
optimal for passive solar design and meets the neighborhood pattern of short walls facing
public streets. The proposed off-street parking lot sits between Building A and the residential
abutters along May Street and the Belmont Cemetery to the north. This placement minimizes
the impact of shadows on the neighboring properties and utilizes an existing curb cut on May
Street. In response to the neighboring buildings, the top floor of Building A is set back on the
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east and west ends. Sloped roofs between the third and fourth floors lower the roof line,
stepping the massing down and reducing the overall perceived height of the building.

Figure 2: Aerial perspective looking
west with Building B on the left and
Building A on the right. Building B
occupies the corner of Lawn and
May Street. Between the proposed
buildings is a central courtyard,
accessible to pedestrians from May
Street (foreground) and the western
side yard (background). Building A
has a shed roof topping the third
floor facing May Street to reduce
the perceived height of the building.
The proposed parking lot is located
north of Building A, resulting in a
larger setback to the northern
residential abutter along May
Street.

The exterior of Building A features a series of angled bays which project out from a contiguous
ground floor, establishing a datum and shadow line that delineates the base of the building from
its middle. This articulation intends to complement the vertical proportions and rhythms of
buildings found throughout the Strawberry Hill neighborhood, and group stacks of dwelling units
in a “townhouse” style. Though the building is mainly covered by a flat roof, the projecting bays
are capped by sloped parapets to compliment the gables roofs found throughout the
neighborhood. There is a top floor setback at the east and west ends of the building with shed
roofs to reduce the perceived height of the building when viewed from the public realm. Rooftop
mechanical equipment is concealed behind a louvered screen which has been set back from the

principal wall plane.

Figure 3: Proposed perspective
view looking southwest from the
intersection of May Street and
Vineyard Street. The residential
entrance to Building A is visible to
the street and distinguished by a
covered porch canopy. A rhythm of
angled bays clad in various siding
textures and colors on the upper
floors are grounded by a contiguous
lower floor clad in architectural
concrete masonry units.
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The primary entrance to Building A is at the intersection of May Street and Vineyard Street, as
this is the building’s most public-facing corner. An entry plaza zone between May Street and the
Entry Lobby prioritizes pedestrian activity, fortifies sight lines to the entry door, and increases
the available area for plantings that screen the parking from public view. Site elements that
indicate entry and residential use include a residential entry canopy reminiscent of a wrap-
around front porch, fixed seating in communal arrangements, public art, and visitor bicycle
parking. Both an accessibly sloped sidewalk and site stair provide direct access to May Street.
Parking is to be screened from public view by a variety of boundaries, including plantings,
fencing, and public art.

Building B is a 3-story building topped with a gable roof. U-shaped in plan, the building fronts on
Lawn Street to the south and May Street to the east, with an additional front fagade facing west
onto an internal pedestrian pathway and side yard. This building includes 2-bedroom and 3-
bedroom units in both flat and duplex configurations. Units at grade are accessed via a private
entry door, and units above grade are accessed by a shared stair with a front door facing the
street. All at-grade units meet 521CMR and EOHLC requirements for visitability, while upper floor
units are exempt from accessibility requirements per FHA and 521CMR.

Figure 4: Proposed perspective
view looking northwest from the
corner of Lawn Street and May
Street. The fronts of Building B
feature covered porches at the
residential entrances. The three-
story building, topped with a gable
roof, includes 2 and 3-bedroom
units in flat and duplex
configurations.

When viewed obliquely, Building B’s front facades present as a series of separated masses that
define the street wall. Though the building is not truly separated into distinct masses, this effect
is created by a rhythm of recesses between projecting bays. The proportion and spacing of the
recesses and projecting bays emulates the breaks between buildings on the subdivided lots
across May Street and throughout the neighborhood. Covered porches at unit entry doors
establish a residential rhythm at the pedestrian scale. At-grade mechanical equipment is
located within louvered enclosures nestled within the building’s footprint, hidden in plain sight.
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The Central Courtyard is surrounded by Building B on three sides, with the taller Building A at
the northern edge. Plantings, private patios for at-grade units, and decks for one third of Building
B’s upper-floor units define the boundary between private interior space and the communal open
space. The opening between Buildings A and B is approximately 20’ wide to serve as a threshold
between the public sidewalk and the courtyard. This maintains the continuity of the May Street
wall that defines the edge of the public realm. In addition to plantings and an informal lawn area,
the courtyard design includes a community patio with fixed seating and a grilling area with
picnic tables. This mix of uses compliments the residential context and meets the local needs in
support of a vibrant public realm.

Figure 5: Proposed perspective
view looking west. The courtyard
between Buildings A and B features
plantings against the ground floor
units to buffer interior private space
from exterior communal space. All
at-grade units have walk-out patios
that connect to the landscape, and
one third of the upper floor units in
Building B have access to private
decks.

The Site Design targets Passive House design certification and Enterprise Green Communities
standards to create a healthy and sustainable community. Interior and exterior material
selections are intended to complement the context, create a curated diversity of colors and
materials, and promote health and wellness. Both building facades feature groupings of accent
panels adjacent to windows to generate human-scaled proportions and facades that are visually
interesting.

To comply with the City’s resiliency requirements (see Volume lll), the minimum finished floor
elevation for both buildings is 43.4' above the Cambridge baseline elevation. This is 5’ higher
than the lowest existing grade at the corner of Lawn Street and May Street, and on average 3’
higher than existing grade around the Building B footprint. To mitigate this elevation change, the
front yard of Building B features a planted verge between the Lawn Street public sidewalk and a
parallel accessible path, with accessibly sloped connections between the low-lying public
sidewalk and the elevated accessible path. In addition, site stairs have been located between
the two parallel paths in alignment with unit entry porches, creating a universally accessible
interpretation of the elevated front porches seen throughout Strawberry Hill.
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Figure 6: Proposed perspective
view looking west down Lawn
Street. Building B sits at a 43.4’
Finished Floor Elevation, higher
than the existing Corcoran Park
building in Lot 2 on the left of Lawn
Street. The proposed landscape
design includes a universally
accessible pathway running parallel
to Lawn Street for access to the
proposed residential entries, with
sloped walks, ramps, and site stairs
connecting to the public sidewalk.

Phase 1 will include 67 total units, including flats with 1, 2, and 3 bedrooms and duplexes with 2
and 3 bedrooms. There will be accessible units of all sizes and in both buildings. The following
table reflects the Phase 1 Unit Mix:

* At least one accessible unit included in this unit type
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Compliance with Zoning

The site is a corner lot in the C-1 District Per the Cambridge Zoning Ordinance (CZ0). The site
has been designed as-of-right in accordance with the CZO. The proposed design also intends to
comply with the design and development requirements of the following regulations and
programs: Specialized Opt-In State Energy Code; Enterprise Green Communities; State Building
Code (780 CMR 10™ edition); Executive Office of Housing and Livable Communities (EOHLC);
State accessibility requirements (521 CMR); and the Fair Housing Act (FHA).

Height: The AHO allows for a nine (9) story residential building at a maximum height of
100’ above mean grade in C-1 Districts where base zoning allows for a residential
building less than 75’ tall. The proposed Building A is four (4) stories over a walk-out
basement, measuring no more than 56’ above mean grade. The proposed Building B is
three (3) stories above grade with a pitched roof and is no higher than 40’ above mean
grade. Per Article 5.23.2, buildings on this site can be up to 4’ higher than the maximum
allowed height if the ground floor has been elevated to meet the Flood Resilience
Standards in Article 22.80. The ground floor of Building B has been elevated to meet this
standard, but the building does not exceed the maximum allowed height of 100 feet.
Residential Density: The base zoning for C-1 Districts does not have a maximum Floor
Area Ratio (FAR) for residential uses. The proposed FAR is 1.24.

Yard Setback: AHO projects are not required to have Front or Side Yard setbacks. Though
there are dimensional requirements for Rear Yard setbacks, City Staff provided guidance
that this is as a corner lot with two Front Yards and two Side Yards. If either the north or
west sides of the site were to be classified as Rear Yards, the proposed setbacks would
exceed the 15" minimum dimension.

Open Space: The base zoning for C-1 Districts requires a 30% minimum of the lot be
designated as open space, with a minimum lot area of 15% to meet the definitions of
Private Open Space and a minimum lot area of 15% to meet the definition of Permeable
Open Space. There are portions of the lot area that meet both definitions simultaneously.

o Private Open Space: The proposed project designates 45% of the lot area as
Private Open Space. In accordance with Article 5.22.1, the Private Open Space
includes hardscaped walkways and plazas for pedestrian use, patios and decks
(including up to 50% that meet the definition of Shaded Area), and open space
that does not exceed a slope greater than 10%. Per 11.207.5.2.4(c), AHO projects
do not need to meet the additional dimensional limitations in paragraphs A
through C, but shall exclude parking and driveways for automobiles.

o Permeable Open Space: The proposed project designates 39% of the lot area as
Permeable Open Space, which includes surfaces covered by vegetation; rocks,
pebbles, wood chips and similar landscaping materials; or unit pavers. As is
permitted by Article 5.22.4(a), this calculation includes some impervious
surfaces used for pedestrian walkways that do not exceed 5 feet in width or half
the width of the area in which they are located, whichever amount is less.
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e Vehicle Parking: Though parking is not required by CZ0, a lot with 33 parking spaces is

proposed based on feedback from the current residents of Corcoran Park and abutters.

O

Per Article 11.207.6.3(c), Parking is greater than 10’ away from the ground floor
of the proposed buildings and is greater than 7.5’ away from the abutting building
to the north with a fence for screening as required.

The existing conditions include a non-compliant curb cut at the intersection of
May Street and Vineyard Street at the northwest corner of the site. The
Development Team intends to match the existing curb cut location and size.
Coordination will continue with DOT and DPW, and updated graphics will be
included in the Building Permit submission.

Per Article 6.42, standard spaces are 8.5 wide by 18’ deep and arranged
perpendicular to a 22’ wide drive aisle. Compact parking spaces are 7.5 wide by
16’ deep and arranged perpendicular to a 20’ wide drive aisle.

Per Article 6.34, up to 50% of the spaces may be designed as compact. The
proposed plan includes 6 compact spaces out of the 33.

Two of the standard size parking spaces are designed to meet MAAB
accessibility requirements and are located near the entrance of Building A.

Per Article 6.47.1, the proposed parking facility is screened from abutting lots
with a fence of uniform appearance that is more than 50% opaque and averages
6’ tall. The parking facility is screened from the abutting street with a dense
plating strip at least 5’ deep and 2’ high that will form an unbroken year-round
visual screen. In addition, the entry plaza zone reduces the parking lot to a single-
loaded condition adjacent to May Street. This pedestrian-oriented space, with
additional screening offered by a vertically oriented public art installation,
reduces the visual and physical impact of parking on the urban realm.

Per Article 6.48.1, the parking facility includes 4 interior planting areas that total
5% of the paved parking area. These planting areas are greater than 25 square
feet and are greater than 5’ wide. Each of the 4 interior planting areas are
designed with high curbs and includes one tree, which meets the requirement to
provide 1 tree for every 10 parking spaces.

e Bicycle Parking: The proposal includes 42 long-term bicycle parking spaces in a secured

and conditioned bicycle room, 12 short-term bicycle parking spaces located near
building entrances, and a 19-stall Bluebike Station along Lawn Street.

O

Per Article 11.207.6.4(a), the proposed bicycle parking is allowed to be located
anywhere on the lot. The bike room in Building A will be accessible to residents of
both buildings, with an exterior door opening to the Central Courtyard near May
Street.

Using the table provided in Article 6.107.1, the building must have 1 space per
dwelling unit for the first 20 units and 1.05 spaces per dwelling unit for all
additional units. There are 46 units in Building A and 21 in Unit B, resulting in a
minimum requirement of 48 and 22 spaces in each respective building for a total
of 70 required long-term bicycle spaces.

Page |16



o Per Article 11.207.6.4(d), AHO projects may reduce the long-term bicycle parking
requirement by half, capping at a maximum reduction of 28 spaces, by installing
a standard-size (19-dock) Public Bicycle Sharing Station on the lot. The proposed
plan includes 42 long-term bicycle parking spaces (a reduction of 28 spaces)
based on the inclusion of a standard size 19-dock Bluebike Station.

o Per 6.105.1(e), the Bicycle Room has a minimum of 3 tandem spaces to meet the
minimum requirement of 5% of the 42 total spaces.

o Both the long-term and short-term bicycle racks observe the dimensional
requirements of Article 6.105.1, including 3’ side clearance, 4’ front clearance,
and 4’ back clearance for standard size stalls. Tandem stalls observe the 5’ front
and back clearances as required. The bicycle room maintains a 5" access aisle
between the entry door and all bicycle rack locations.

Site Design and Arrangement: Front yards have been designed with landscape areas,
porches, and walkways for pedestrians. Vehicle use of front yards is limited to the
existing curb cut fronting on May Street. Proposed building entrances are visible to the
public streets and accessed via universally designed pedestrian pathways. No side of
the building footprint exceeds 250’ in length.
Building Facades: The public facing facades feature a clear-glass window wall ratio of
20% or greater. Both proposed buildings feature architectural design elements that result
in a 2' plane change at an average interval of 40’ facing public streets and 80’ for the
remaining facades. This is not required at the lowest or highest story above grade.
Building A accomplishes this with angled bays for upper floors that result in a 2’
minimum depth return wall, and Building B offers recessed massing breaks between
each stack of units.
Ground Stories and Stories Below Grade: The proposed ground floors include a rhythm of
windows and doors that result in no expanses of blank wall greater than 25" in length.
Habitable spaces proposed within the Building A basement have a Finished Floor
Elevation (FFE) of 43.4’ which is above the City’s 43.3" minimum for this lot per the City’'s
latest flood projections (draft issued July 2025). The proposed design does not include
any structured motor vehicle parking or non-residential uses.
Mechanical Equipment, Refuse Storage, and Loading Areas: Building A features rooftop
mechanical equipment with a maximum height of 9.5’ above the roof plane. This
equipment is set back from the principal wall plane by a minimum of 9.5 and
permanently screened from view of the ground, abutting streets, and abutting residential
lots in accordance with 11.207.7.5(c). Building B features mechanical equipment at
grade. Hidden within the massing, the equipment is screened by a louvered wall and
covered by a shed roof. Both buildings have indoor trash rooms. Electrical service is
provided by a new switch gear and a transformer at the west end of the parking lot. This
equipment enclosure is required to meet the Eversource design standards and will be
screened from view by a 10’ tall fence.
Environmental Design Standards: This AHO Project will comply with Article 22, including
the Green Building Requirements of Article 22.20 and the Flood Resilience Standards of
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Article 22.80. Please see Volume lll — Environmental Design and Appendices for more
information.

Design Approach and Urban Design Objectives

In keeping with the spirit of Article 19.30, this project design intends to conform with the “core
values expressed” by the City’s urban design objectives.

e New projects should be responsive to the existing or anticipated pattern of development:

o The abutting buildings are between 2 and 3 stories in height. Buildings to the
North along Huron Avenue are taller, with 3-4 stories in height and a 20-story
tower on Huron Ave. The proposed 4-story over walkout basement building steps
down one story with a shed roof on the east and west sides to smooth the
transition in height from its immediate abutters. Buildings A and B are designed
to engage the public streets with front doors, covered porches, and a rhythm of
articulation that references typical building proportions found throughout the
neighborhood.

e Development should be pedestrian and bicycle-friendly, with a positive relationship to its
surroundings:

o The maijority of the ground floors are occupied by residential units. Building A has
an entry lobby facing May Street, and a community room which opens onto the
courtyard. Both active spaces will feature additional clear vision glazing.

o An Entry Plaza at the northeast corner of Building prioritizes pedestrian activity,
fortifies sight lines to the entry door, and offers opportunities to screen parking
from public view with plantings, fencing, and public art. The Entry Plaza includes
site elements that indicate entry and residential use, like the residential entry
canopy, fixed seating in communal arrangements, and visitor bicycle parking. The
entry canopy wraps the corner and provides partially covered seating fronting on
May Street, framing a front porch that encourages neighborly connections.

o The Building A compactor room and at-grade mechanical rooms are confined to
the portion of the ground floor facing the parking lot and Belmont Cemetery
beyond. Building B has at-grade mechanical rooms and equipment enclosures
along the front facades (east and south) facing public streets, as well as facing
the abutters to the west. These mechanical zones are concealed within the
massing. Interior mechanical rooms are adorned with residentially scaled
windows to maintain continuity of the building’s residential character, and at-
grade exterior enclosures are screened by louvered walls painted to match the
field color of the adjacent cladding.

o On-site motor vehicle parking is confined to the northern edge of the lot along the
Belmont Cemetery and the side yard of one abutter, making use of an existing
curb cut on May Street opposite Vineyard Street.

o Pathways to building entrances and through the Central Courtyard have been

designed to promote pedestrian activity through the site on foot, and a raised
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crosswalk across the May Street curb cut slows vehicular traffic to provide a
safer crossing condition for pedestrians.

o Bicycle infrastructure has been located adjacent to public streets to promote
cycling to and from the site.

o To connect Phase 1 with Phase 2, the development team will work with the City
and CamDOT to design a mid-block crosswalk on Lawn Street near the western
edge of the Corcoran Park property lines. The crosswalk will be included in Phase
2 for review and coordination with the City. A midblock crosswalk has been
included in this project’s submission materials for reference only, as noted on the
site plans.

e The building and site design should mitigate adverse environmental impacts of a
development upon its neighbors:

o Please see “Mechanical Equipment, Refuse Storage, and Loading Areas” above in
the section titled “Compliance with Zoning.”

The project design does not include a loading dock.

The project exceeds the 15% minimum requirement for Permeable Open Space
and includes both plantings and a subsurface stormwater retention system to
mitigate and manage runoff

o Thetaller Building A is north of the proposed courtyard and set back from the
immediate northern abutter by 84’ minimum. This mitigates the impact of
shadows both on and off the lot.

o The existing site contains retaining walls along the north, east, and west
boundaries of the property. The proposed design removes the retaining wall on
the east side of the property along May Street. The northern and western
retaining walls will be repaired and/or replaced in kind to maintain the existing
conditions where the abutters lots are at a higher elevation.

o There are 20 existing trees on site, and 4 existing street trees in the May Street
right-of-way. The project intends to maintain 16 of these existing trees and add
49 new trees for a site total of 65 trees. This would be more than double the
original tree count and a 25.5" net increase of on-site tree diameter at breast
height.

e Projects should not overburden the City infrastructure services, including neighborhood
roads, city water supply system, and sewer system:

o The proposed buildings will include EPA Water Sense Certified products.

o As a PHIUS design certified project, the high performing envelopes will reduce
the need for mechanical air conditioning compared to a conventionally designed
structure, and the all-electric systems will reduce the site’s Energy Use Intensity.

o The existing conditions do not include any on-site stormwater retention
infrastructure. The proposed subsurface infiltration systems will retain
approximately 15,000 cubic feet of stormwater runoff to provide peak rate
attenuation to meet the City’s 25:2 stormwater requirement. The projected 2070
proposed condition 25-year storm rates will be below the existing condition 2-
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year storm rate. The proposed stormwater management system design provides
90% Total Suspended Solids and 65% Total Phosphorus removal meeting the City
of Cambridge and MassDEP Stormwater Standards.

e Expansion of the inventory of housing in the city is encouraged:

o The proposed design replaces 29 existing units of affordable housing with 67
units of affordable housing.

o The height and massing of the buildings are designed to transition from the
abutters, aligning with the comparable heights and proportions found throughout
Strawberry Hill. In response to the neighboring buildings, the top floor of Building
A is set back on the East and West ends. Shed roofs between the third and fourth
floors lower the roof lines of these two facades, stepping the massing down and
reducing the overall perceived height of the building.

o Development should be resilient to the effects of climate change as anticipated in
the Resilient Cambridge plan published by the City:

o The project has been designed in accordance with the City’s publicly available
draft of FloodViewer 2025. Please see “Volume III” for more information.

o The project design targets PHIUS design certification and the standards of
Enterprise Green Communities.
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Community Engagement Summary

Cambridge Housing Authority (CHA) seeks to embed its
modernization projects within robust engagement
processes that touch both our residents and neighbors. As
described further within this narrative, Corcoran Park’s
engagement process has so far included:

Routine resident meetings, six in 2024-2025;
Three poster sessions with neighbors;

Two neighborhood meetings (1 virtual; 1 hybrid);
Direct contact with over 100 Corcoran Park
households and over 75 neighbors through those
meetings, as well as door knocking, phone calls,
site walks, and one-on-one meetings;

Routine newsletters to residents;

A project webpage;

A parking survey of residents.

Figures 1 and 2: Early resident
engagement meeting and posters

The following outlines the extent of meetings to date with residents, abutters, community
members, and City Staff:

December 2023
February 22,2024
March 06, 2024
August 2024
September 11, 2024
October 10, 2024
December 04, 2024
January 09, 2025
February 13,2025
May 06, 2025
September 8, 2025
September 24, 2025
September 29, 2025
October 06, 2025
October 09, 2025
December 16, 2026

In-Person Resident Poster Session

In-Person CDD Site Walk, Urban Design, Housing, Zoning Depts.
Virtual CDD Project Overview

3 In-Person Neighborhood Poster Sessions

Hybrid Resident Meetings to receive feedback on proposed design
Hybrid Resident Meetings to respond to feedback

Virtual Project Update with CDD to review revised site plan
Hybrid Resident Meeting to review revised site plan

Virtual Neighborhood Meeting

Hybrid Resident Meeting to review landscape design

In-Person Abutter Site Walk

Virtual Staff Advisory Consultation with CDD.

Virtual Follow-up Meeting, Urban Design and Housing Depts.
Hybrid Resident Meeting to review Phase 1 Design

Hybrid Neighborhood Meeting to review Phase 1 Design
Virtual Planning Board Advisory Consultation Hearing
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For Corcoran Park, the story of resident engagement begins in 2015. At that time, CHA met with
residents to discuss the potential conversion of the property from public housing to project-
based Section 8. This repositioning of the way in which the property receives federal financial
assistance laid the groundwork for a capital project on site. Working with two architectural
firms, CHA simultaneously studied existing conditions at the site. Across at least eight resident
meetings, CHA briefed residents on the conversion process, gathered feedback on site and
building conditions, and shared the architectural team’s findings. This phase of design and
resident engagement extended through 2018.

Following the COVID-19 pandemic, planning for the modernization of Corcoran Park resumed in
earnest in 2022. Building on resident feedback about deteriorated conditions in the apartments
and the Existing Conditions phase of design, CHA determined that a rehabilitation project could
not adequately address the systemic problems on site, such as subpar soils causing
subsidence and small townhouses that cannot be modified to meet ADA standards.

Working with Studio G Architects, CHA
conducted a Master Planning phase of
design to consider how the site might be
reimagined. This process was
embedded within a reengagement with
Corcoran Park’s residents. Starting in
2023 and continuing into 2024, CHA
resumed resident meetings, newsletters,
and one-on-one outreach through such

strategies as door knocking, on-site Figure 3: Resident meeting slides regarding need for
office hours, and phone calls.’ redevelopment

Key meetings occurred in December 2023 and February 2024.2 Across these initial resident
meetings, major feedback included:

e Broad consensus on the need for a major redevelopment project;

e Concern with the porousness of the existing buildings in terms of heat, moisture,
odor, and noise;

e Skepticism of increased density and building heights on site

Building on the third piece of resident feedback, CHA and Studio G sought to create a master plan
that introduced additional affordable housing to the site, while respecting the neighborhood
context and unique character of Corcoran Park. The resulting proposal included new construction
of 291 units in two six-floor elevator buildings and nine three-floor walkup buildings. Much of the

! Materials from CHA’s resident and neighborhood meetings from 2024-2025 are available on our website:
Corcoran Park Modernization - CHA

2 CHA distributes meeting notices in multiple languages and offers live translation at meetings. Corcoran Park
meetings have typically involved translation in Spanish and Haitian Creole, with other languages periodically
offered upon resident request.
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site’s area was devoted to either open space or low-rise townhouses-over-flats in order to increase
density on site, while retaining the individual entrances for large units and parklike greens.

In August 2024, CHA first introduced redevelopment concepts to neighbors in Strawberry Hill.
Following one-on-one outreach to stakeholders and canvassing, CHA held three poster sessions
at Corcoran Park that provided an overview of existing conditions, proposed site plan, and key
features of the potential redevelopment, such as Passive House construction. These poster
sessions, as well as a follow-up resident meeting in September 2024 and one-on-one/small
group conversations with residents and neighbors, elicited strong reactions to the
redevelopment proposal.

Figure 4: Excerpt from CHA's August 2024 posters
introducing project to the neighborhood

Although feedback regarding CHA's August 2024 proposal was not homogenous, the most
common comments from neighbors were that the proposal featured too much of an increase in
density on the site (from 153 units currently to 291 units in the proposal) and that the proposed
buildings were too tall (from two floors currently to six floors in the proposal).

Corcoran Park’s residents also provided clear feedback that they felt private open spaces, such
as patios and porches, were missing from the proposal and that the plan to have common
laundry rooms throughout the site was subpar.
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CHA took those considerations seriously and
altered the design direction to incorporate this
feedback. Updated designs shifted 15 units
from the elevator buildings to the walkups,
reduced maximum building height from six
floors to four floors?, increased the parking ratio
from .4 spaces/unit to .75-.8 spaces/unit, added
in-unit laundry hookups to the walkup buildings,
and increased the number of units with private
open spaces by introducing decks. CHA
presented the revised plans to residents in
January 2025 and at a virtual neighborhood
meeting in February 2025. Additionally, CHA
hosted a detailed discussion of the landscape
plan in May 2025 with residents.

These meetings were largely positive, with
stakeholders favorably viewing the alterations
to the plans. At CHA's February 2025
neighborhood meeting, key feedback was:

Figure 5: A chart summarizing the most common
resident feedback on the August 2025 proposal

e Traffic calming measures should be considered;

e Stormwater mitigation needs to be carefully considered to prevent flooding;

e The development team must focus on pest control during and after construction;
e The human scale of Corcoran Park, as well as its private and semi-private spaces,

are valuable to preserve.

3 Building A within Phase 1 has a partial basement, which causes it to visually appear as a five-story structure from

the south.
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Recent Feedback from Residents and Community

Most recently, CHA held hybrid meetings with CHA residents and the neighborhood in October
2025 to present the materials included in the Preliminary Planning Board submission. These
meetings were conducted in accordance with 19.47.2.b of the Zoning Ordinance, including that
an abutters list was obtained from CDD?*, notices were distributed over two weeks in advance of
the meeting, and a physical notice was posted at Corcoran Park. Key feedback received from
residents and neighbors at these meetings, as well as CHA and Studio G’s plans to respond,
includes the following:

The redevelopment should include more parking

Neighbors indicated that they feel there is currently a parking problem in the
neighborhood, with Corcoran Park residents perceived to be parking on nearby streets.

The development team will continue to evaluate opportunities to make Corcoran Park a
multimodal community. However, the development team believes that within other
programmatic constraints, parking has been maximized on site. CHA previously
significantly increased the amount of proposed parking in response to resident and
neighbor feedback. When the master plan was first introduced to stakeholders in August
2024, the proposed parking ratio across all phases was .4 spaces/unit. CHA
subsequently increased this amount to .75-.80 across all phases.

The redevelopment introduces too much density to the neighborhood

Neighbors indicated a belief that the proposed increase in unit count at Corcoran Park to
approximately 291 units across all phases is too much additional density. Underlaying
this feedback were concerns that the project will produce too much traffic, that larger
buildings are incompatible with adjacent land uses, and that increasing the number of
affordable housing units on site will produce less social mobility for residents.

CHA believes that the proposed density benchmark is critical to achieve in order to meet
the Authority’s mission of providing affordable housing, to produce a financially viable
project, and to equitably serve all neighborhoods of Cambridge.

Within this context, CHA and Studio G are committed to pursuing design choices that
minimize the impact of increased density on the neighborhood. For instance:

o CHA reduced the maximum building height in Phase 1 from six floors to four
floors based on resident and neighbor feedback received in August 2024;

o The elevator building in Phase 1 strategically steps down in height as it
approaches May Street and the rear yards of Oxford Street abutters. The parking
area is placed between the elevator building and northern abutters.

4 Throughout the engagement process, CHA has also extended neighborhood meeting invites to the adjacent parcels
in Belmont because the town line sits on the western boundary of much of Corcoran Park.
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e Construction management is critical to minimizing disruption to neighbors

Many questions from neighbors focused on reducing the impact of construction on the
area, particularly with respect to pest and traffic control. To address these comments,
CHA will hire a highly qualified Construction Manager. The Construction Manager will
create a Construction Management Plan, which will be both publicly available and
reviewed by the City.

o Additional feedback received from individual neighbors

The reuse of stormwater runoff should be studied;
It is critical to ensure that the elevator building meets fire codes, and the garbage
chute within that building may be an issue;

o Lack of coordination between private developers on adjacent streets, such as
Thingvalla Avenue, creates quality of life issues in the neighborhood.
The windows look commercial and could be made to look more residential
The building fagade colors seem dark and drab
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Advisory Feedback and Design Responses

The table below organizes comments received by the Corcoran Park Phase 1 Development
Team following the submission of this AHO project for Preliminary Planning Board Advisory
Consultation on November 14, 2025 and the subsequent presentation to the Planning Board on
December 16, 2025. The table identifies the item number and source(s) of the comments
(column 1), lists the comment text (column 2), and outlines the Development Team’s response
(column 3). References to graphic figures in the Revised Planning Board Advisory Consultation
Submission Materials have been included where applicable.

The comments below were received from the City of Cambridge Community Development
Department memo to the Planning Board dated December 9 2025, the Department of Public
Works memo to the Planning Board dated December 9 2025, and the Initial Report of Affordable
Housing Overlay (AHO) Advisory Design Consultation from the Planning Board dated January 5,

2026.

Comments have been grouped under the following headings:

Site Planning

Trees and Other Plantings
Bicycle Parking

Buildings

Sources for each comment follow the acronyms below:

PB: Planning Board
DPW: Department of Public Works

CDD: Cambridge Community Development Department Staff

Item #
and
Source

City Comment

Development Team Response

SITE PLANNING

#1
PB,
CDD

PB: Members expressed concern that the
courtyard is too small relative to the
number of proposed families and
encouraged exploring ways to enlarge and
improve its usability.

CDD: To directly engage the adjoining
streets by creating a more consistent
streetwall and to enlarge the interior
courtyard, consider reducing the front yard
setbacks on May Street and Lawn Street to
depths more typical in the surrounding
neighborhood, and consider more

Unfortunately, the Development Team was
unable to increase the size of the courtyard
since the Preliminary Planning Board
Advisory Consultation submission. However,
the contiguous lawn area has been
increased in response to other PB
comments (see #2 below), which increases
the perceived size and usability of the
courtyard. In collaboration with CDD staff,
the courtyard had been expanded by
approximately 10’ (measured east to west)
to increase and the courtyard size and
reduce front yard setbacks where possible.
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consistently aligning the May Street
facades of Buildings A and B.

#2 Several members noted that the courtyard The development team has made a number
PB is overly fragmented by pathways. Consider | of revisions to increase the contiguous open
removing or consolidating some walkways lawn area. Building B's front porches have
to doors, particularly on the west side and been reorganized to group unit entry doors,
central areas of the site to create larger allowing for fewer perpendicular pathways
lawn areas and opportunity to support emerging from the Building B footprint on its
informal activities and add plantings that east, south, and west edges. The pathway
help stabilize slopes. lining the courtyard’s perimeter has been
shifted closer to the Building B facades.
Combined with the removal of the play
equipment (item #3 below), the previously
disjointed courtyard lawn areas of 980 and
870 SF are now one contiguous lawn
measuring 2,875 SF. On the western side of
Building B, the north/south pathway has also
been shifted east towards the Building B
facade. As a result, the side yard along the
property line has increased from 2,375 SF to
3,485 SF. The result of these revisions is
best seen on the previous and revised
rendered landscape plans in Volume lI,
Pages 29 and 30.
#3 Provide more detail on the courtyard and The Planning Board’s comments underscore
PB, playground design, thinking about how to that it is challenging to provide both passive
CDD make it a more engaging, active and livelier | and active recreational spaces in the

space for families.

CDD: The current design of the Play Area,
consisting solely of three balance beam
logs, feels limited and does not provide a
compelling or engaging play experience. To
better support active play and recreation,
provide more varied equipment, including
features for climbing and movement-based
play. (See MFDG 2.2 Open Space and
Landscape Design)

relatively small courtyard that are effective.
Based on the following factors, the
development team has elected to focus on
passive recreation in the courtyard and
remove play equipment. First, substantial
recreational facilities are in close proximity.
Both the Hagerty School and Glacken Field
offer play equipment within a quarter-mile
walk of the site as indicated by the graphics
on Volume I, Page 21. Second, Corcoran
Park Phase 2 and 3 will offer a larger
footprint to include play equipment as a
residential amenity. Finally, the removal of
the play equipment allows the informal lawn
area to expand (see response to comment
#2 above), increasing its capacity for
informal play and recreational gathering.
Please see the previously submitted and
revised rendered landscape plans in Volume
Il, Pages 29 and 30 for an illustration of the
increased lawn areas.
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#4
PB,
CDD

PB: Members shared concerns about
surface parking and encouraged further
study of parking needs and layout to reduce
its impact on the street experience. It was
suggested exploring opportunities such as
extending Building A in an L shape to
provide more fagade along May Street or
putting parking below the building if
feasible, or other ways to screen parking.

CDD: If possible, provide additional
screening for the parking lot from May
Street and the neighboring house to the
north (while maintaining sight lines).

Throughout the community engagement
process, the Development Team has heard
from CHA residents, abutters, and the
broader community that parking is in high
demand in this neighborhood. The CHA
conducted a survey of current Corcoran Park
resident car ownership, which informed a
target of 0.75 parking spaces per unit in the
full Corcoran Park redevelopment (including
Phases 2 and 3). Though multiple bus routes
have stops within a quarter-mile of the site,
public transit lines do not meet the needs of
many CHA residents who work atypical
hours outside of the public transit operating
schedule, or at destinations not currently or
efficiently served by existing transit options.

Based on comments from the Planning
Board, the Development Team studied
various L-shape configurations of Building A
to screen the parking from May St. After a
robust study, the Development Team
determined that an L-shaped building would
significantly constrain the parking ratio,
require additional excavation and disposal of
soil, require expensive non-combustible
podium construction, significantly shade the
abutting building to the North, and increase
the 4 story presence of Building A along May
street (which the Development Team has
been trying to minimize to better relate to
the 2 % to 3 story neighboring buildings). As
such, the Development Team determined
that the pros did not outweigh the cons.

However, these studies yielded a more
optimal frontage condition along May Street
that de-emphasizes parking and fosters a
more pedestrian friendly arrival sequence. In
lieu of parking spaces abutting the Building
A entrance area, the Design Team now
proposes an Entry Plaza that prioritizes
pedestrian activity, fortifies sight lines to the
entry door, and increases opportunities to
screen parking from public view. Please see
the previously submitted and revised
rendered landscape plans in Volume lI,
Pages 29 and 30, as well as the Building A
previous and revised rendered perspectives
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in Volume Il, Pages 95 through 98. These
graphics illustrate how the shift from a
double loaded drive aisle to a single loaded
drive aisle adjacent to May Street reduces
the physical impact of parking spaces on the
street wall and increases opportunities for
plantings, fencing, and public art to screen
parking from view in accordance with CZO
Article 6.47.1. As seen in Volume I, Pages
99, a 6’ tall ornamental wood fence and
perimeter plantings has been added to the
northern side of the parking lot cub cut to
more successfully screen the parking lot
from the May Street sidewalk. The fence
follows design cues from the Building A
entry canopy, presenting a coordinated
identity on both sides of the curb cut.

As illustrated by the revised parking lot
design in Volume Il, Page 46, the lot
includes 25 standard-sized parking spaces,
2 accessible parking spaces, and 6 compact
parking spaces for a total of 33 parking
spaces. This is a reduction of 3 parking
spaces from the previous submission. The
lot, measuring 97,040 SF, features
permeable pavement as a part of the site’s
stormwater management infrastructure (see
Volume Il for more information).

#5
PB,
CDD

PB: Make the pedestrian entrance to
Building A more prominent and better
connected to May Street to improve
visibility and visitors’ access.

CDD: To better align with the intent of the
zoning ordinance that encourage street-
oriented pedestrian access, consider
reorienting Building A’s lobby entrance
toward May Street and adding a pedestrian
path that directly connects to the street
sidewalk, or at least adding a pedestrian
path from the paved area north of the lobby
directly to the May Street sidewalk. (Slightly
relocate the short-term bicycle parking as
needed).

The expanded Entry Plaza includes site
elements that indicate entry and residential
use, like the residential entry canopy, fixed
seating in communal arrangements, public
art, and visitor bicycle parking. The entry
canopy wraps the corner and provides
partially covered seating fronting on May
Street, framing a front porch that
encourages neighborly connections. As
suggested by CDD, an additional stair
provides more pedestrian connectivity
between the public sidewalk and the entry
plaza area. Please see the previously
submitted and revised rendered landscape
plans in Volume Il, Pages 29 and 30, as well
as the Building A Previous and Revised
Rendered Perspectives in Volume Il, Pages
95 through 99.
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#6 Coordinate with the DOT and the DPW on The existing conditions include a non-

CDD the design of the curb cut into the parking compliant curb cut at the intersection of May
lot, the design of the sidewalk as it crosses | Street and Vineyard Street at the northwest
the driveway, and on the width of the curb corner of the site. The Development Team
cut and driveway. intends to match the existing curb cut

location and size. Coordination will continue
with DOT and DPW, and updated graphics
will be included in the Building Permit
submission.

#7 PB: Work with the City to explore the Across the community and resident

PB, feasibility of creating a parking access to engagement process, the Development

CDD the site from Fairview Avenue. Team has yet to hear any of the existing

tenants or community members articulate a
CDD: There may likely be a desire for a pedestrian, bicycle, or vehicular
pedestrian/bicyclist desire line between the | connection between Fairview Ave and the
parking lot and Fairview Avenue to the west | proposed parking lot. On the contrary, there
of the site. Work with the city to determine have been several comments requesting that
the ownership and feasibility of creating a this connection is not established.
pathway connecting the site to Fairview
Avenue through the parking lot area. This
may require adjusting the location of the
transformer.

#8 PB: Consider widening the May Street The Development Team has reviewed

PB, sidewalk to enhance pedestrian comfort. sidewalk dimensions to confirm that the

CDD proposed conditions maintain 4’ clear width
CDD: If necessary, slightly widen the May at all street trees in accordance with
and Lawn Street sidewalks so as to Cambridge Zoning and DPW standards.
maintain 4’ clear pedestrian width past tree
planters.

#9 PB: Work with the City to explore the The intersection of Lawn Street and May

PB, possibility of reducing the curb radius at the | Street features an 18.4’ curb radius, which is

CDD May Street/Lawn Street intersection to larger than the typical conditions found

create a more pedestrian-friendly
intersection.

CDD: The southeast corner of the block has
an atypically large radius curb. If possible,
and in coordination with the Cambridge
DOT and DPW, reduce its radius to create a
more pedestrian-friendly intersection.

throughout Strawberry Hill. CamDOT has
confirmed that this intersection was rebuilt
within the past 10 years. Parked cars are
often observed on both sides of the two-way
streets, and there is currently no signage or
curb extensions that limit parked cars from
abutting crosswalks. When making the turn,
Cambridge Fire’s 40’ ladder truck narrowly
avoids the curb in question when making a
conventional turn due to the narrow street
and observed locations of parked cars. The
Development Team will continue to
coordinate any potential improvements to
this intersection with the City, including
CamDOT and Cambridge Fire. Please see the
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Turning Movement Diagram in Volume I,
Page 45.

#10 Extend a north/south pedestrian walkway Due to the existing grade, which has a +/-
CDD along the western side of Building A to 10% slope in this area, the suggested
provide a route from the parking lot to connection would result in a series of
Building B's western walkways. (See MFDG switchback ramps to create an accessible
2.3 Multifamily Development on Large pedestrian connection between the north
Sites) and south sides of Building A along the
western property line. The Development
Team has studied this idea and evaluated
that the possible connection does not
provide enough benefit to warrant the
additional ramps and paving.
#11 Consider providing signage throughout the The design intent is for all routes to be
CDD site to indicate accessible routes. accessible.
#12 Consider shifting the short-term bicycle The short-term bicycle parking rack
CDD parking racks for Building B approximately locations have been reviewed and revised to
six inches to the north to ensure at least comply with the dimensional standards set
three feet clear horizontal distance from the | forth in Article 6.100 as illustrated in Volume
center point of the rack per the dimensional | ll, Page 44.
standards in Article 6.100. While the project
currently provides the minimum
requirement of seven short-term spaces,
this adjustment would allow for an
additional parking space.
#13 Consider providing benches at the Benches have been added at the Building A
CDD entrances to Buildings A and B. entrance outside of the public lobby as
shown on the rendered landscape plan in
Volume I, Page 31 and the Building A
rendered perspective in Volume I, Page 97.
#14 Make sure there is a good route from An access aisle between parking stalls has
CDD Building A's trash room to where the been located opposite the trash room door

containers will be picked up

as shown on the rendered landscape plan in
Volume Il, Page 31. Due to site grading, the
pathway must run diagonally from trash
room door to the sidewalk.

TREES AND OTHER PLANTINGS

#15
PB,
CDD

PB: Prioritize the preservation of mature
healthy trees throughout the site and
explore if additional trees could be
preserved.

CDD: Verify whether more of the existing
trees could be retained. The trees around
the western part of the north parking lot
and the southernmost existing tree near
Lawn Street might be possibilities.

The Development Team does not take lightly
the impact of removing existing trees from
the site. All efforts have been made to
preserve as many existing trees as possible.
Based on this feedback, the team looked to
preserve the three trees indicated by the
CDD identified as trees 5, 6, and 21 in
Volume I, Page 34. Due to the difference
between existing and proposed grades and
the proximity to existing structure, these
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three trees would not be able to survive the
demolition of existing buildings or the
construction of new buildings and new site
features. Furthermore, the Development
Team's arborist conducted a study and
found that they could not recommend
relocating any of the trees slated for removal
due to their health and/or size. Thus, there is
no change to the number of trees intended
to be preserved. To provide a robust tree
canopy, the diameter at breast height (DBH)
of the proposed trees to be planted will
exceed the DBH of trees to be removed,
resulting in a net increase of 23" of tree DBH
on site. Please refer to Volume I, Pages 34
through 35 for diagrams and analysis.

#16 Consider reflecting typical conditions in the | As illustrated in Volume Il, Pages 38 through
CDD neighborhood by more expressly 41, the proposed front yards reflect the
delineating the outer edge of the site along | variety of conditions observed throughout
the Lawn and May Street sidewalks, using Strawberry Hill, and particularly those of the
elements such as hedges, a low curb at the | May Street abutters. While the Development
inner edge of the sidewalk, low fences, etc. Team has elected to forgo low fences due to
the impact that they have on mowing and
general landscape maintenance, the front
yards are defined by low walls at ramps,
sloped verges with front yard trees, mulch
beds, and a variety of planting types.
#17 Planting plans should include genetically The planting plan illustrated in Volume I,
CDD diverse species and seed sources whenever | Pages 36 includes a diverse selection of
possible. Relying heavily on a single cultivar | both native and non-native species. Many of
or clone limits ecological function and the tree species are included on the
increases long-term risk. Cambridge Street Tree Species List.
#18 From the species list provided, the applicant | Plant selection and location will be based on
CDD should design with the right plant in the species suitability for use in wet areas in the
right place. Species suitable for the site’'s low areas of the site, and upland areas for
hydrological conditions should be the higher areas of the site. For
prioritized to assist with bio retainment and | instance, Red Maple (Acer rubrum) and River
the likely presence of soils that are typical Birch (Betula nigra) might be selected for the
near former lakes and low-lying areas. low areas near Lawn Street and Red Oak
(Quercus rubra) and Sweet Gum
(Liquidambar styraciflua) might be selected
for the areas on higher ground to the north
of Building A. For more details, please refer
to the planting and materials plan, Volume II,
Page 36.
#19 Species should be selected for future Species which are susceptible to climate
CDD resilience, please refer to the City’s Urban risks of increased pests, disease, drought or

Forest Master Plan for guidance.

flooding will be avoided.
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#20 CDD: The locations and species of trees in Locations and species of all existing trees,
CDD, poor condition and the species of trees with indications of trees to be removed,
DPW proposed for removal should be clarified. including DBH (Diameter at Breast Height)
and condition class, are shown on provided
DPW: | addition to the number of trees tree diagrams in Volume Il, Page 34. The
being impacted and planted, (include) the Diameter at Breast Height (DBH) of existing
size of the trees, in caliper inches, to allow trees on site is 397" and the DBH of trees to
for a better understanding of how well the be removed is 155" resulting in a DBH of
proposed planting plan will address the loss | 242" for existing trees to remain. As
of the existing trees and canopy. illustrated in Volume Il, Page 35, the DBH for
trees to be planted is 178" which bring the
proposed site total to 420" DBH. This is a net
increase of 23" from the existing conditions.
#21 Consider providing an additional tree near An additional tree near the southwestern
CDD the southwestern part of the parking lot. part of the parking lot has been added.

Please refer to Volume I, Pages 29 and 30
for the previous and revised site plans
(respectively).

BICYCLE PARKING

#22
CDD

The project should locate short-term and
long-term bike parking to support the site’s
users in the most convenient way.

Consider distributing short-term bicycle
parking more evenly throughout the site or
adding more racks to improve accessibility
given the length of the buildings and the
number of pedestrian entrances.

Long Term Bicycle Parking has been
conveniently located in the basement level
of Building A with direct access to the
courtyard that is shared between Building A
and B as illustrated by the Long-Term Bicycle
Room enlarged plan in Volume Il, Page 44.
This central location has immediate access
to May Street via a dedicated exterior door at
the southeast corner of the building. This
location is within a 200" walk of most
dwelling units. The units that are furthest
from the Long-Term Bicycle Parking are
within 300’ of the Building A long-term
Bicycle Storage room, and are closest to the
proposed Bluebike Station located on Lawn
Street at the southwest corner of the site.
Please see the rendered landscape plan in
Volume Il, Page 31.

Short Term Bicycle Parking has been
distributed across the site, with the capacity
for 4 bikes outside of the Building A Lobby at
the northeast corner of the site, 2 bikes at
the southeast corner of the site, and 2 bikes
at the southwest corner of the site. The
newly added short-term bicycle parking at
the southeast corner of the site increases
the capacity beyond the 7-bicycle minimum
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requirement and ensures more equitable and
convenient distribution for Building B. Please
see the rendered landscape plan in Volume
Il, Page 31.

#23 Consider accommodating some of the The ground floor of Building B has been
CDD provided long-term bicycle parking spaces optimized for family-sized dwelling units at
within Building B to adequately support grade, interior trash and recycling storage,
residents in a more convenient way. and mechanical equipment (which would
otherwise result in a taller building if it was
located at the roof level). Please see the
proposed Building B ground floor plan in
Volume II, Page 81.
The expansion of the building for the
purposes of bike parking rooms would
reduce the size of the courtyard and
increase the building cost. The Building A
long-term bicycle parking room is accessible
from the central courtyard, and within 300’ of
all unit entries.
BUILDINGS
#24 As discussed above, study the possibility of | Please see the response provided in #4 and
PB reshaping Building A into more of an L #5 of the “Site Planning” section above
configuration, placing parking under the
building, or another approach that would
strengthen the May Street frontage and
reduce the parking impact on the street
experience.
#25 Some board members felt Building A looked | Building A windows have been revised to
PB, office-like and encouraged improving its include horizontal mullions that reference
CDD facade to read more as residential. the aesthetic of traditional double hung

Consider simplifying the massing of
Building A's north and south sides, for
example: instead of using a saw-toothed
plan configuration to achieve the 2’ change
in plane indicated by Zoning section
19.52.4, consider providing bay windows or
other types of features mentioned in the
zoning provision.

windows. This language has also influenced
the Entry Lobby windows, which were
previously shown as commercial storefront.
Building A also features a datum below the
top floor windows, at which the cladding
material transitions to a vertical orientation.
This results in a base-middle-top
stratification that is traditional across
residential buildings of this scale. Please see
the updated Building A elevations in Volume
Il, Page 74 through 77, and the Building A
Previous and Revised Perspective Views in
Volume II, Page 95 through 97.

The sawtooth configuration derived from an
analysis of the Strawberry Hill street walls,
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as illustrated in Volume Il, Page 61 through
62.

#26 Consider revising Building A’s lobby facades | The fenestration at the lobby has been
CDD to create a more welcoming sense of entry, | changed to better relate to the residential
more directly related to May Street, and to windows across the building. The canopy
give the lobby a more residential character. has been revised to have a more traditional
and residential character while providing
shelter to the seating area in the entry plaza.
Please see the Building A Previous and
Revised Perspective Views in Volume I,
Page 95 through 97.
#27 Consider revising Building A’'s south facade | The proposed design of Building A includes
CDD to respond to the east/west dimension of bays on the east and west ends that have a

the courtyard framed by building B.

top floor setback to transition in scale from
the existing and proposed abutters. Each
bay has a unique color so as to distinguish
them like individual row houses, as seen in
the Building A Southern Elevation, Volume Il
page 77.

Looking at the building footprints in the
Rendered Roof Plan, Volume I, Page 32 and
the Building A second floor plan, Volume lI,
Page 70, one can see the western and
eastern terminal bays are orthogonal as
compared to the adjacent flared bays. The
orientation responds to the short walls of
Building B which are opposite these terminal
bays and, together, frame the Courtyard’s
eastern and western thresholds. On the west
side of Building A, a recess at the southern
stair responds to the width of Building B's
adjacent short wall. On the east end of
Building A, a continuous canopy above the
courtyard access door, community room,
and long-term bicycle storage room
responds to the width of Building B’s
adjacent short wall.

In addition, the sawtooth language deployed
across the central bays of the southern
facade has been reoriented so that return
walls now face May Street to the east. This
is the primary direction of entry from May St
into the courtyard, and the reorientation will
allow the fagade movement to be more
visually apparent to pedestrians as they
enter. This is best illustrated by the Building
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A second floor plan, Volume Il, Page 70, and
the Previous and Revised Building A
Courtyard Perspective View in Volume lI,
Pages 101 through 104.

#28
PB,
CDD

PB: Think further about how to engage the
facades, especially the Lawn Street
facades, by incorporating elements that
create a neighborhood-scaled presence,
similar to the porch rhythm found nearby.

CDD: Building B is conceived as a broad
horizontal form which is broken up by large
and deep vertical recesses. In response to
the scale and character of the typical
buildings of the neighborhood, consider
revising its massing, facades, and roofline
to give it a more rowhouse-like character,
with, for example, a series of gables that
respond to the identities of the individual
units, emphasized by bay windows that
extend for multiple floors.

Building B’s fagade has been refined based
on the advisory feedback provided. As
illustrated in the Building B plans and
elevations found in Volume Il, pages 80
through 90, the building is composed of
three modules, each with a distinct massing,
facade design, roofline, and porch condition:

e The 2-bed module (two 2-bed duplexes
over a 2-bed flat at grade) has an upper
floor cantilever that extends out toward
the street. The cantilever is capped by a
shed roof, while the entry porch is
capped by an open gable.

e The 3-bed module (two 3-bed duplexes
over a 3-bed flat at grade) has a
projecting central mass capped by an
open gable end, while the recessed
massing is capped by a shed roof. The
entry porch for this module is topped by
a shed roof. Deep recesses on either
side of the projecting central mass
provide massing breaks that align with
observations and analysis of Strawberry
Hill, as illustrated in Volume Il, Pages 61
through 62.

e The corner module (stack of three 3-bed
flats) has a gable end facing Lawn
Street, with a shed roof facing the
east/west. A bay window defines the
corner condition, and a cornice at the
second floor line maintains the datum
established by entry porches and low
roofs across modules. The entry porch
extends out from the cornice line, with a
low profile hip roof above.

In addition to these details, color further
defines each module as described in the
next response. In addition to the plans and
elevations referenced above, please see the
previous and revised Building B perspective
views in Volume Il, Pages 106 through 114
for the use of massing, roofs, and colors that
define the residential character and
delineation of each module.

Page | 37




#29
PB

Consider applying the same vibrant and
playful color palette used on Building A to
Building B. One board member viewed the
current tan tone as overly contrasting.

Building A has been revised to replace the
contrasting tan color with a more copasetic
tan, as seen in the revised Building A exterior
elevations in Volume Il, Pages 74 through
77.

Building B features cool-tone colors similar
to those found throughout the
neighborhood. Three micro palettes (light
grey, green, and blue) have been applied in
an ABC rhythm around the building to
distinguish each module from the next. The
colors have been revised to be more vibrant
from those previously presented. Please see
the revised Building A exterior elevations in
Volume Il, Pages 85 through 89.

#30
PB,
CDD

PB: Reconsider the shared balconies facing
the courtyard on Building B.

CDD: Consider giving each of Building B’s
units its own porch or balcony on the
courtyard, rather than sharing the ones at
the courtyard'’s inside corners between two
units.

Building B has been revised to omit the
corner balconies (decks over patios), which
ensures that no two units share a private
outdoor space. The previous submission
offered 14 units access to balconies; 6 with
private balconies, and 8 with shared
balconies at the inside corners of the
massing. The revised design provides 10
units with access to private balconies. This
has been accomplished by pulling the two
shared balconies out of the inside corners,
resulting in an elimination of the shared
condition and a reduction in the number of
units with access to balconies. Please see
the revised Building B plans in Volume I,
Pages 81 through 83.

#31
CDD

Provide an indication of materials to be
used for mechanical equipment screening,
which should be of comparable quality to
the materials used on the principal facades
of the building.

Mechanical equipment screening will be
behind anodized aluminum louvers. At roof
level on Building A, the louvers and posts will
be light grey to fade into the sky and attract
little attention from the public realm. At
ground level on Building B, louvers will be
painted in accordance with the field color of
the wall plane above. Please see the revised
Building A and B exterior elevations in
Volume I, Pages 74 through 77 and 85
through 89.

#32
CDD

Consider more closely integrating the
appearance of Building A's rooftop
mechanical screening with the design of
the building’s facades.

The Development Team evaluated options to
screen rooftop mechanical equipment with
higher parapets, a red louver to be more
consistent with the warm earth tone color
palette, and with solid walls with comparable
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cladding to the remainder of the building.
The result was what appeared to be a taller
building, rather than the desired impact of
screening that would recede into the sky. As
such, the screening strategy remains
unchanged from the previous submission.

#33
CDD

Consider locating Building B’s heat pumps
on the roof instead of at grade.

The design team has located Building B's
heat pumps at grade to maintain as low of a
roofline as possible in response to
community engagement comments.
Locating mechanical equipment on the
rooftop would require a flat roof and
parapets, resulting in a 3’ taller principal wall
plane. Additional height in the form of
extended parapets or a rooftop mechanical
enclosure designed to comply with CZO
screening requirements could further impact
the perceived height of the building. As such,
the screening strategy remains unchanged
from the previous submission to prioritize a
lower roofline that relates more to the
context.

#34
CDD

Clarify whether the rooftop solar panels that
are shown on the landscape plan, the
perspectives, and the elevations can be in
the base building.

The rooftop solar arrays shown in the
submission materials are anticipated to be
built in substantially the form shown. Due to
funding mechanics, the solar panels will
likely not be built as part of the same
construction contract as Building A and B.
Instead, they will be separately installed
shortly after the main construction is
complete.
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