
 

 Melissa Peters | Assistant City Manager for Community Development 
Sandra Clarke | Chief of Administration & Operations 
Jennifer Caira | Deputy Chief of Planning 

344 Broadway 
Cambridge, MA 02139 

617-349-4600 
cddat344@cambridgema.gov 
 

www.cambridgema.gov/CDD 
 

 

ADVISORY DEVELOPMENT CONSULTATION PROCEDURE 
CERTIFICATE OF COMPLIANCE 

 

Public Advisory Consultation 
 

1. Applicant: Matt Drosselmeier – Joe the Architect, LLC 

2. Owner: Cambridge Hunting Street Realty Trust   

3. Area of Special Planning Concern: CAM-6 

4. Location of Project: 855 Cambridge Street, Cambridge, MA 02141 

5. Base Zoning District: CAM-6; Residential C-1 

6. Type of Development: Section 19.43.1 

7. Brief Description of the Project: 6-story, mixed use building with ground floor retail and 
27 residential unit building with a gross floor area of approximately 31,013 square feet. 

8. Date Completed Materials Submitted: 5/11/2026 

9. Date of Advisory Development Consultation session: 5/28/2026 

10. Date of Certificate of Compliance: 6/11/2026   

11. Project Comments: The applicant has complied with the requirements of Section 19.40 
of the Zoning Ordinance by participating in the Public Advisory Consultation with the 
attached request. Based on the information provided, this project is subject to 
requirements under Article 22.000 in the zoning ordinance. This project is not subject to 
requirements under Section 19.50 in the zoning ordinance, except as set forth in 
Section 17.705 of the Cambridge Street Districts zoning. The Inspectional Services 
Department is responsible for all final determinations at the time of Building Permit 
issuance.  

 
No comments were provided by members of the public. 
 
Staff provided the following comments: 

• With the exceptions and suggestions noted below, the proposal demonstrated 
general compliance with zoning requirements, consistency with area development 
guidelines and with the Citywide Urban Design Objectives. 
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• Staff are supportive of the general plans and programming as proposed, with 
compliance notes and suggested comments provided below. 

 
Area Planning & Zoning Staff Comments 
Requirements 

• Plan Details: Future building permit applications must include a detailed 
breakdown specifying the types of open space, exact square footage, and exact 
percentages. Landscape plans do not appear to match architectural plans. Ensure 
that any labeled open space meets the definitions provided in zoning section 5.22. 

• Green Roof Requirements: Inspectional Services Department (ISD) maintains 
standards for excluding mechanical areas and access points from green roof 
calculations. Closer review of walkways and access routes should be done to 
determine compliance with Green Roof requirements. 

• Height and Story Definitions: The proposed upper deck head house and shade 
canopy require close coordination with ISD. Detailed measurements and zoomed-
in side sections must be provided to ensure these elements do not inadvertently 
trigger an extra story classification. Review height exceptions language under zoning 
section 5.23.1(a) and (g). 

• Bulk Control Plane: Per zoning section 5.23.1.1, a 45-degree bulk control plane 
applies at the Residential C1 district boundary. The team needs to verify that the 
northern side of the building (where the lower mechanical equipment sits) complies 
with this restriction. 

• Screening: Mechanical transformers must be screened from public view along 
Hunting Street to comply with Article 19.58 requirements. 

• Street Trees: New buildings containing 25,000 square feet of Gross Floor Area or 
more shall incorporate tree plantings on public sidewalks directly adjacent to the 
lot or otherwise needing to be rebuilt as part of the development to the extent 
feasible, subject to approval by the Department of Public Works in accordance with 
the Cambridge Urban Forest Master Plan. Additional coordination with DPW staff 
and the City Arborist will be necessary. 

Suggestions 

• Active Use Requirement: While the 60% ground floor active use requirement is part 
of a pending and not yet approved zoning petition, providing this space is an 
appropriate proactive approach. Future architectural drawings must explicitly map 
out the 50-foot interior setback line and show these percentage calculations. 
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• Ground Floor Retail: What plans are there for the ground floor retail space? What 
specific uses are envisioned and is there a plan to identify occupants for this 
space? Encourage conversations with CDD’s Economic Opportunity and 
Development staff. 

• Consider the provision of walkways accessible to the public in the front yards to 
improve the public realm. 

 
Urban Design Staff Comments 
Requirements 

• As noted above, the transformer located at grade must be permanently screened 
per Section 19.50. Provide details to Urban Design staff on the exact screening 
method from Hunting Street, and confirm that adequate setbacks and height 
clearance exist as required by Eversource. 

Suggestions 
Site Design 

• Given the proposed retail use and existing contiguous retail on Cambridge Street, 
the front setback area is encouraged to be designed to expand and reinforce the 
public sidewalk zone. Planting in these areas could therefore be significantly 
reduced or pulled back. Concentrate landscaping on Hunting Street (away from the 
street corner), and limit plantings on Cambridge Street to planters near the 
residential entry. The remainder is encouraged to function as a seamless extension 
of the sidewalk. 

• On Hunting Street, aim to achieve an 8-foot sidewalk width in keeping with the 
recommendations of the July 2025 “Citywide Urban Design Guidelines for 
Cambridge.” This may require shifting some of the sidewalk treatment into the 
project site.  

• Evaluate whether additional street trees can be accommodated along Hunting 
Street. See below draft mark-up of submitted plan with possible locations. 
Department of Public Works (DPW) staff will need to review street tree locations in 
more detail in case of utility issues, etc. 
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• Clarify whether the proposed site planting approach is driven by Cool Score 
requirements, and if so, confirm what alternatives may be available. 

• There appear to be discrepancies between the site plan and the landscape 
drawings, which should be reconciled. 

Building Massing 
• The smaller red-brick volume currently facing Cambridge Street appears better 

suited as a transitional massing element along Hunting Street. Conversely, locating 
the taller volume at the Cambridge Street corner would provide a stronger urban 
presence and improve the overall massing hierarchy. 

• The projecting fin element that wraps the southeast corner of the building and east 
elevation accentuates the height differential in a way that feels unnecessary and 
visually abrupt. Its configuration also appears to impede pedestrian movement 
within the widened sidewalk zone on Cambridge Street. This feature should be 
reconsidered or redesigned to minimize both visual and functional impacts. 

Facades 
• The north elevation facing the neighborhood presents as overly dark and imposing. 

The lower red volume may be extended or wrapped around to help break down the 
scale and improve visual comfort. A lighter material palette, and the incorporation 
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of additional articulation, or a green wall treatment, would also help soften its 
presence. 

• The east elevation benefits from the party-wall condition and some texture, but the 
overall tone still reads heavy. A lighter color and additional articulation would better 
relate to the surrounding context and soften its visual prominence. 

• The proposed material/color treatment is quite bold in the renderings; a more 
muted or contextual color palette may be more appropriate.  

Ground Floor Design 
• The corner retail entrance is currently set far back, which weakens its presence at 

the intersection. A more prominent entrance that holds and defines the corner is 
recommended. 

• Clarify whether a fully glazed ground floor is feasible from both structural and 
programmatic perspectives. 

• Introducing some mullions, depth, or patterning at the storefront would add texture 
and relate more effectively to the surrounding commercial fabric. Incorporating 
limited areas of opacity could also support tenant flexibility, though the high level of 
transparency is generally appreciated. 

• The residential entrance on Cambridge Street would benefit from stronger 
differentiation. Consider incorporating more deliberate signage zones, canopy 
elements, pedestrian-scale lighting, or subtle material shifts to clearly mark the 
entry. 

• The residential entrances along Hunting Street currently read more like back-of-
house areas. These could be enhanced with additional detail and residential cues, 
such as doors with glazing, integrated weather protection, warmer materials, or 
other design elements that reinforce their residential character. 

 
Sustainability Staff Comments 
Requirements 
Green Factor 

• Proposed Cool Score Sheet does not appear to align with planting plan, does not 
appear compliant. 

• High-SRI paving within 20 feet of the ROW does not contribute to Cool Score. 
• Trees are only counted at the ground level. Plantings on the roof may be considered 

one of the three types of green roofs. 
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• Where are the proposed canopy trees? Reminder of canopy tree location (non-roof, 
within property) and size/type requirements. Trees are only calculated at the ground 
level. The existing street tree in the public right-of-way cannot be used to satisfy the 
site's green factor requirements. 

Green Building 
• Project is subject to Green Building requirements. No documentation was provided. 

Suggestions 

• How will the plantings succeed when placed beneath the building overhang? 
 
Transportation Staff Comments 
Requirements 

• Bicycle Parking Plans: Provide 1 inch = 10 feet scale plans for the long-term and 
short-term bike racks. 

• Access Routes: The active transportation staff will need to review the basement 
bike room layout to ensure that access routes via the elevator are practical and 
meet city width and safety standards. 

Suggestions 

• Curb Cut Operations: The city typically does not support curb cuts solely for 
transformer access. Because this is an existing curb cut, the transportation team 
will request clear operational details. Eversource access requirements must also 
be cross-checked. 

 
Engineering Staff Comments 
Requirements 

• Certification: The project requires a Flood Resilience Compliance Confirmation 
from the Department of Public Works (DPW), which is a separate 45-day review 
process that must occur early. 

• Grade Variations: There are minor differences between the site survey data and the 
city's 2025 flood maps. The independent site survey must be submitted to DPW for 
official sign-off. 

• Basement Protection: Habitable spaces and basement mechanical rooms must be 
passively protected up to the 1% flood elevation line. Staff will need detailed 
engineering drawings of the concrete window wells to ensure water cannot find 
alternative pathways from the street into the basement units. 
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• Stormwater Management: No stormwater management data was included in the 
initial packet. Please reach out to DPW staff as soon as possible to discuss the 
stormwater plan and design. 

 
Housing Staff Comments 
Requirements 

• 20% of Dwelling Unit Net Floor Area must be devoted to Affordable Dwelling Units 
• Affordable Dwelling Units shall be similar in size, layout, construction materials, 

fixtures, amenities, and interior and exterior finishes to comparable non-Affordable 
Dwelling Units in the project. 

• Affordable Dwelling Units shall have similar access to common areas, facilities, and 
services as that enjoyed by comparable non-Affordable Dwelling Units in the project 
including but not limited to outdoor spaces, amenity spaces, storage, parking, 
bicycle parking facilities, and resident services. 

• Affordable Dwelling Units shall be dispersed throughout the project rather than 
concentrated on particular floors, within sections of a building, or within particular 
buildings in a project with multiple buildings. 

• Building Permit set of plans should not identify affordable units 
Suggestions 

• The applicant should look to maximize the number of larger affordable units.
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