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19.47 PLANING BOARD ADVISORY CONSULTATION

COVER SHEET

In accordance with the requirements of the City of Cambridge Zoning Ordinance, the
undersigned hereby requests the Planning Board Advisory Consultation for the premises
indicated below.

Parcel Address(s): 16-28 Porter Street, Cambridge, MA 02141

Base Zoning District(s): C-1

Overlay Zoning District(s): None

Owner Name: FBCH Porter Street LLC

Owner Address: 859 Willard Street, Quincy, MA 02169

Applicant Name: Adam Siegel

Applicant Address: 810 Memorial Drive, Suite 105, Cambridge, MA 02139

Contact Information: Adam Siegel 978.314.7075
Name Telephone #

adam@sgldevelopment.com

Email Address

Brief description of the project:
The proposed development at 1628 Porter Street reimagines a series of underutilized parcels

within the Wellington-Harrington neighborhood as a new 68 unit multi-family building with a
mix of unit types and including 13 affordable homes. The project provides residential
character to the neighborhood while increasing density, improves the public realm with street
facing landscaping and safer pedestrian connections, and provides high-quality, sustainable
living opportunities close to transit and community amenities. 72 long term bike spaces are

proposed on the first level of the building. No vehicular parking is proposed.

Denote other City of Cambridge Board/Commission Review Needed:

O Board of Zoning Appeal 1 conservation Commission 1 Historical Commission

/ 10/09/2025

Signature o pplica-n( Date

City of Cambridge, MA Last Updated: March, 2025
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19.40 CITYWIDE ADVISORY DEVELOPMENT CONSULTATION
19.50 BUILDING AND SITE PLAN REQUIREMENTS

This dimensional form is intended to demonstrate zoning compliance for projects that are subject to Section 19.40
and Section 19.50 of the Cambridge Zoning Ordinance.

Project Address: Zoning District:
. Allowed or

Existing Required (max/min) Proposed
Total Gross Floor Area (sq ft) None None 59,464
Residential Uses None None 59,464
Non-Residential Uses None None 0
Total Floor Area Ratio (FAR) 0.00 0.00 4.60
Residential Uses 0.00 0.00 4.60
Non-Residential Uses 0.00 0.00 0.00
Total Dwelling Units 0 0/0 68
Total Stories Above Grade
Max. Height — Residential (ft) v /4.0 08.5
Max. Height — Non-Residential (ft) 0 0 0
Front Yard Setback(s) (ft)* N/A 10.0' 10.08'
Side Yard Setback(s) (ft)* N/A 5.0' 5.08'
Rear Yard Setback(s) (ft)* N/A 5.0 5.08'

Total Open Space (% of Lot Area)** 100% 30% 34%
Private Open Space 100% 15% 15%
Permeable Open Space 71% 15% 19%
Publicly Beneficial Open Space 0% 0% 0%

Off-Street Parking Spaces Undefined 0/0 0
Long-term Bicycle Parking Spaces 0 71 72
Short-term Bicycle Parking Spaces 0 7 8
Loading Bays 0 0 0

*Indicate all applicable setbacks. Make sure distances match the submitted site plans.
**Refer to Open Space definitions in Article 2.000 and Open Space provisions in Section 5.22 of the CZO. Make
sure all open space information matches the submitted site plans.

Use space below and/or attached pages for additional notes:

City of Cambridge, MA

Last Updated

: March, 2025
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Project Overview: 16-28 Porter Street, Cambridge, MA

Project Description

The proposed development at 16-28 Porter Street reimagines a series of underutilized parcels within the
Wellington-Harrington neighborhood as a new 68 unit multi-family building with a mix of unit types and
including 13 affordable homes. The project provides residential character to the neighborhood while
increasing density, improves the public realm with street facing landscaping and safer pedestrian
connections, and provides high-quality, sustainable living opportunities close to transit and community
amenities. 72 long term bike spaces are proposed on the first level of the building. No vehicular parking is

proposed.
Design Approach

The design responds directly to the established Wellington-Harrington fabric, which is characterized by
triple-deckers, small multifamily homes, and adaptive reuse of light industrial and commercial buildings.
There are multiple four-story and larger buildings within a short distance. The building materials have been

selected to transition to adjacent residences and maintain a human-scaled streetscape along Porter Street.

The street-facing facade incorporates a residential entry with an ADA compliant ramp and an active frontage
with a visible fitness amenity reinforcing the pedestrian experience. Durable materials such as brick is used
on the base of the building with fiber cement panels and lap siding paired with contemporary detailing to
balance compatibility with neighborhood character and a forward-looking architectural identity.

Landscaped setbacks and open space courtyards soften the transition between building and street, while
green infrastructure strategies and secure bicycle facilities reinforce the city’s sustainability and mobility

goals.

Compliance with Zoning

The proposed development is designed to fully comply with the Cambridge Zoning Bylaw. The property is

located within the Residence C-1 District, where multifamily housing is a permitted use pursuant to §4.31.

Prior to the issuance of a building permit, the project will obtain certification from the Department of Public
Works (DPW) confirming compliance with the Flood Resilience Standards established in §22.80, in

accordance with §5.16.
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Open Space Compliance

The project meets the open space requirements outlined in §5.22 as follows:

® Private Open Space: Provided at grade, on shared decks, individual unit decks, and a rooftop deck.
All such areas comply with the criteria of §5.22.1(a—c).

® Permeable Open Space: Located at grade along the building perimeter and within the frontage zone,
utilizing allowed surface materials as defined in §5.22.4(a).

® Green Factor Standard: The project meets the requirements of §22.94.3 by incorporating a high

Solar Reflectance Index (SRI) roof and exceeding the required Cool Score.

Building Height and Massing

The building height is 68-6”, measured from average grade to the top of the main roof structure. Rooftop
elements—including elevator overruns, HVAC equipment, and stairwell enclosures—are permitted

exceptions under §5.23.1(a-g).

The ground story has been elevated to meet Flood Resilience Standards. However, the height credit allowed
under §5.23.2 is not required to achieve compliance with the 74-foot height limit for the C-1 District, as
specified in Table §5-1, footnote 2.

Setbacks and Projections

e Side and Rear Setbacks: The building is set back 5-1”, meeting the minimum 5.0-foot requirement
for both side and rear lot lines.
e Front Setback: The front foundation wall is located 10’-1” from the front lot line, satisfying the
10.0-foot minimum.
® Projections:
o Bays: Project no more than 3’-6” into the front setback, consistent with §5.24.1(f).
o  Exterior Stairs and Ramps: Extend less than 12 feet from the foundation wall and are
situated below the 1% LTFE, in compliance with §5.24.1(h).
e Transformer: Located within the front yard setback but exempt under §19.58, as Eversource requires
placement accessible to crane equipment. The transformer will be screened with fencing for visual

relief.

Gross Floor Area and Density

The Gross Floor Area (GFA) of the building is 59,464 square feet, calculated in accordance with §5.25. The
permitted GFA is not limited under §5.25.4(a), but the project is subject to Planning Board Advisory
Consultation per §19.47.1(b).
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The project includes six stories, consistent with footnote 2 in Table §5-1, as it complies with Inclusionary

Housing Requirements and the lot area exceeds 5,000 square feet.

Parking, Loading, and Bicycle Facilities

Vehicle Parking: No parking is required under §6.31.

Loading: No loading spaces are required pursuant to §6.36.
Bicycle Parking:

o Long-Term: Category R2 (§6.107.2) requires 1.00 space per dwelling unit for the first 20
units, and 1.05 spaces per unit for all units above 20. For 68 units, this equates to 70.4
required spaces; the project provides 72 spaces.

o Short-Term: Category R2 (§6.107.3) requires 0.10 spaces per unit, or 6.8 required spaces; the
project provides 8 spaces.

o0 Design Compliance: All bicycle parking spaces conform to §6.105.1 and §6.106.1 design

standards.

Urban Design Objective Narrative (Section 19.30)

Responsiveness to Context (19.31)

Heights and setbacks are scaled to adjacent residential buildings, ensuring a smooth transition to
neighboring properties. Techniques used include: changing materials at the fourth levels, utilizing
residential scaled windows, landscaping the front yard with a courtyard, and adding street trees.
Bay windows have been utilized as a contextual design element.

The orientation and placement of the new structures reinforce the existing residential streetscape
pattern along Porter Street transitioning from a neighbor with no setback to a neighbor with a
23-foot setback.

New housing relates directly to nearby residential uses and strengthens the neighborhood’s

residential identity while increasing density.

Pedestrian and Bicycle Friendliness (19.32)

Ground-floor facades feature active residential uses with a high glazing percentage featuring the
lobby and fitness amenity that create “eyes on the street” and enhance walkability.

There is no vehicular parking proposed in the building.

Entrances connect directly with sidewalks and crosswalks, supporting safe pedestrian circulation and

connections to MBTA bus routes and green line stations in Somerville.
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e The building includes 72 secure bicycle parking spaces on the first floor, accessible via a direct path

from the entry for ease of use.

Mitigation of Environmental Impacts (19.33)

® Rooftop and at-grade mechanical equipment is screened and buffered by stepping them back from
the roof edge to protect neighborhood character.
® Trash areas are internalized, minimizing operational impacts on abutting properties.

e Landscaped areas and stormwater infiltration systems reduce runoff and improve water quality.

Infrastructure and Resource Efficiency (19.34)

® Water-conserving fixtures and best-practice stormwater strategies reduce strain on city systems.

e The building envelope exceeds minimum green building standards, with a Passive House Design
that will reduce energy demand.

® The placement of the building allows neighboring parcels to achieve comparable efficiencies and

redevelopment potential for greater density.

Reinforcing Cambridge’s Urban Character (19.35)

e The project contributes to the fine-grained residential fabric of Wellington-Harrington while
providing new housing opportunities.
e Durable design elements draw inspiration from the neighborhood’s mix of historic housing and

newer infill.

Housing Expansion (19.36)

e The project expands the local housing supply with a range of unit types, including family-oriented
residences.
e Affordable housing is provided at the ordinance requirement supporting equitable growth in the

neighborhood.

Open Space Amenities (19.37)

e Landscaped setbacks, shared open spaces, and tree planting enhance the pedestrian environment.
® Green space on site complements neighborhood parks such as Donnelly Field, providing visual relief

and ecological value.

Climate Resilience (19.38)
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® The development's ground floor has been raised above the year 2070 1% storm level surge and
precipitation flooding events. The first floor elevation is between 26 and 34 inches above the
existing sidewalk. There is no basement.

® The project incorporates Passive House building design, green roofs, and sustainable materials to
improve resilience to climate change.

® Stormwater systems are designed for future rainfall conditions, infiltrating a significant amount of
rainfall on site, lowering the burden on the City’s drainage system and reducing flood risk.

® The development will require a Stormwater Control Permit from the City.

® Vegetation and shade structures in the front yard frontage and low emissivity and green roofs reduce

urban heat impacts while providing co-benefits for residents and the broader neighborhood.

Compliance with the Cambridge Multifamily Housing Design Guidelines

1. Site Planning and Context Sensitivity

Guideline Reference: The guidelines emphasize contextual massing, transitions to adjacent

residential uses, and active ground-level engagement to reinforce neighborhood character.

Project Application:

a. Transitions: Rear and side setbacks of 5’-1” are maintained on both sides and the rear,
creating a buffer between the structure and abutters, addressing privacy and light access per
the guidelines.

b. Contextual Fit: The 3D aerial perspectives show scale compatibility with nearby
medium-density housing and industrial transitions near McGrath Highway, matching the
guideline’s contextual integration objective.

2. Ground Floor Activation and Pedestrian Experience

Guideline Reference: Ground levels should provide active, transparent facades, visible entries,

and pedestrian amenities to enhance the public realm.
Project Application:

a. The first-floor plan includes a street-facing lobby and office/amenity space fronting Porter
Street creating transparency and animation at street level.

b. The landscape plan features benches, permeable pavers, and a visitor bike rack, enhancing
the frontage zone experience consistent with the guideline’s emphasis on active streetscapes.

c. The Cool Factor plan documents a 1.01 compliance score, showing an integration of green

and permeable features that improve microclimate comfort and stormwater management.
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3. Open Space and Landscaping

Guideline Reference: Encourage usable open spaces, permeable surfaces, and roof-level

communal areas. Private and shared open spaces should total at least 30% of the lot area.

Project Application:

a. Total Open Space Ratio: 34% (1,947 sf private + 2,437 sf permeable open space) - above the
30% minimum requirement
b. Green Infrastructure: The Cool Factor Sheet documents:
1. 3 new canopy trees
ii. 1,046 sflow plantings
iii.  high-SRI paving and roof materials

iv. achieving a Cool Factor score of 1.01 (pass threshold > 1.0)

c.  Roof Deck: Provides communal amenity space with pedestal paver systems, wood screening,

and seating — a direct response to the guideline’s call for shared resident outdoor areas.

4. Architectural Character, Materials, and Facade Design
Guideline Reference: Encourage material variation, rhythmic facades, and modern contextual

interpretation that respect surrounding typologies.

Project Application:

a. The Porter Street elevation and materials board show a composition of fiber cement panels,
thin brick bases, and metal accents, in warm neutral tones (Evergreen Fog, Pure White,
Peppercorn, etc.)

b. Vertical modulation through bay projections and color shifts provides visual rhythm,
reducing bulk perception — a key multifamily guideline priority.

c. The rear and side elevations maintain consistent window alignment and facade articulation,

improving the aesthetic coherence for adjacent properties.
5. Sustainability and Resilience
Guideline Reference: Projects should demonstrate green infrastructure, cool materials,
stormwater mitigation, and energy-efficient design.

Project Application:

a. High-SRI roof (> 0.33) and permeable pavers meet Cool Roof and Permeable Surface goals.
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b. Landscape elements are selected for low water demand and urban heat island reduction,
shown in the Landscape planting plans.
c. Integration of bike parking (72 long-term + 8 short-term) supports low-carbon mobility
objectives.
d. The buildings' occupiable spaces are elevated above the 2070 1% LTFE. The remainder of
the building is protected to the 2070 1% LFE and located above the 2070 10% LTFE.
6. Building Functionality and Unit Diversity

Guideline Reference: Encourage a mix of unit types, efficient circulation, and universal

accessibility.
Project Application:

a. 68 units: a balanced mix of studio, 1, 2, and 3-bedroom configurations across floors 1-6.
Accessible units (Group 2A) are distributed throughout, ensuring inclusivity.
c. Double-loaded corridors ensure natural light and efficiency, consistent with guidelines for

livability and interior quality.

Intent to meet sustainable development standards (Section 22.000)

The 16-28 Porter Street project is a new six-story, 68-unit residential building in Cambridge, MA, designed
to achieve high-performance standards. Sustainability is a central priority for the development team, which
has evaluated and implemented strategies to reduce energy and water consumption, extend the efficiency and
service life of building systems and infrastructure, and minimize impacts on city services, the environment,

and public health.

The project is subject to the City of Cambridge Article 22 and the Opt-In Specialized Code Passive House
requirements. In accordance with Section 22.20 of the Zoning Ordinance, the project demonstrates

compliance with the following:

® 22.23 Green Building Rating Programs: Per Section 22.23.1, three programs are authorized - LEED,

Passive House, and Enterprise Green Communities. The 16-28 Porter Street project will pursue
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Passive House certification through the Passive House Institute US (PHIUS), thereby meeting this
requirement.

® 22.24.2 Green Commissioning: The project team will engage a Commissioning Team to perform
enhanced commissioning services, equivalent to LEED v4 Enhanced Commissioning, and consistent
with Passive House verification procedures. The team will verify and document that all building
systems and assemblies are planned, designed, installed, tested, and operated to meet the Green
Commissioning requirements.

® 22.24.5 Flood Resilience: The building will be raised above 2070 SLR/SS of 23.3" and therefore it
will comply with Section 22.80 Flood Resilience Standards.

® 22.24.6 Green Factor: The project will comply with the requirements of Section 22.90 — Green
Factor Standard.

® 22.30 Green Roofs: The project contains a green roof. The project intends to comply with this
section by having 80% of the roof area excluding roof decks, HVAC condensers, elevator bulkheads,
and stairwells devoted to a combination of extensive green roofing and solar panels.

e 22.80 Flood Resilience Standards: Habitable space for residential use shall be protected above the 1%
LTFE standard of 23.3". The trash room and utility room shall be fitted with flood proof doors to
protect against flooding. The trash and utility rooms are at elevation 21.33’ which is above the 2070
10% LTFE of 21.2’

® 2290 Green Factor Standard: The project intends to comply with the Green Factor standard by
incorporating a high SRI roof and obtaining a cool score greater than 1 as calculated by the

Landscape Architect and included in the plans.

The project will pursue Passive House Certification under the PHIUS 2024 standard, underscoring its
commitment to minimizing energy loads and optimizing indoor environmental quality for residents. This
approach aligns with the City of Cambridge’s and the Commonwealth of Massachusetts’ broader
decarbonization goals. Compliance with the Massachusetts Stretch and Specialized Energy Codes will be

achieved through the all-electric and Certified Performance Standard pathways.

As a Phius-certified building, 16-28 Porter will optimize energy performance while reducing stress on the
local electricity grid during peak demand. Design features include continuous insulation with minimal
thermal bridge, uninterrupted air sealing, and high-performance windows. Energy recovery ventilation will
deliver filtered outdoor air to all living spaces, while cold-climate air-source heat pumps will provide

efficient heating and cooling. The water heating system will be all-electric.

The enviENERGY Studio team, including two Certified Passive House Consultants (CPHCs), provide
Passive House and sustainability consulting services, overseeing compliance with state and local codes, and
ensuring that the client’s sustainability goals are achieved. As design progresses, the project team will
continue to work collaboratively by holding regular sustainability-focused design workshops during the
schematic design phase. These workshops will confirm the project’s sustainability goals and metrics, identify

additional strategies for evaluation, and integrate the most effective measures into the final design.
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Intent to meet affordable housing standards (Section 11.200)

® 20% of the project’s net dwelling unit floor area will be reserved for affordable housing units, subject
to adjustment in accordance with the requirements in effect at the time of building permit
application

The affordable units will be provided on site and contain similar finishes to the market rate units.
The affordable units will have access to all building amenities

The affordable units will be dispersed throughout the project

There will be two family sized 3 bedroom affordable units located in the project

The affordable units will be rented or sold according to CZO 11.203.4 as currently defined or

subsequently amended.

Summary of Community Engagement

e Residents were notified by first class mail of the online and in person community meetings 14 days
in advance with the mailing list approved by Community Development.

® The meeting notice was printed and located in 3 locations on the construction fence surrounding
the site. Photos of these installations were sent to CDD for record.

® Where possible flyers were hand delivered to nearby residences.

® An email notification with the flyer attached was sent to the Wellington-Harrington and Inman
Square Neighborhood Associations.

® An in person community meeting was held on 9/17/2025 at 6pm. An online community meeting
was held on 9/17/2025 at 8pm. Conducting both presentations were Adam Siegel of SGL
Development, representing the project Owner, and Peter Quinn, of Peter Quinn Architects LLC,
Architect of Record.

® Approximately 60 members of the community were present at the in person meeting.

e Approximately 4 members of the community were present for the online meeting.

® The items indicated below were topics of discussion during the question and comment portion of
the meetings. Our responses are below:

o  Will the infrastructure (water, sewer, drainage, electricity) in the street accommodate a
project of this scale.
B The development team has not evaluated the capacity of the infrastructure at this
time.
©  Where is the vehicular parking located?
m  There are no on-site vehicular parking spaces.

0 How will a fire truck be able access the front of the building?
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m  The Developer will work with the Cambridge Fire Department to verify the project
can be serviced adequately.

How many affordable units does the project contain? Will the Developer include more?

m  The project endeavors to provide 20% of the net residential floor area to affordable
units. Providing more affordable units is not financially feasible.

Would the Developer consider stepping back the building more to reduce shadow impacts?

m  Stepping back upper levels to a degree that will make material differences in the
shadow impact will not be financially feasible.

Would the Developer consider increasing side and/or rear setbacks?

m  Reducing the size of the project by increasing setbacks will make it financially
infeasible to proceed.

What is the expected level of air pollution during construction and permanent operations?

m  The development team has not quantified the level of pollution during
construction. The permanent building is designed to Passive House standards, is all
electric and will be extremely efficient compared to existing housing stock.

Is the Developer investigating a short term parking / loading zone in front of the project?

m  The Developer will work with the City to investigate if a loading zone in front of
the project is feasible. If the City is agreeable the Developer will provide a loading
zone on the street.

Where is the trash stored and how is it transferred to the hauler?

m  The trash is stored inside the building and will be loaded by the waste hauler out
from the trash room and back inside 1-2 times per week.

Concerns about multiple construction projects taking place in close proximity (referring to
nearby projects in Somerville).

m The Developer will take into consideration the multiple active projects in the
vicinity and take this into consideration when developing the construction
management plan.

What are the construction hours going to be?

m  Construction will occur between the hours of 7:00 AM to 6:00 PM on weekdays

and 9:00 AM to 6:00 PM on Saturdays.
‘What materials is the facade constructed of?

m  The base of the building is brick with the upper levels having a fiber cement facade.
The roof access is metal panel.

Is there a roof deck(s), where is it located?

m  There are multiple decks on the building. There is a roof deck on the top of the
building located toward the center part of the roof to restrict visibility to
neighboring properties. On the 6th floor there is a common deck facing Porter

Street and two private decks on the rear of the building.
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0  Would the Developer be willing to restrict residents from receiving on-street parking
passes?

m  This is not something the Developer would consider at this time.

0 Does the transformer need to be in front of the building?

m  Eversource dictates where transformers can be located and in our experience this is
the only location that would be acceptable for this project.

0 What is being done with the design to integrate it into the local styles?
o Concerns about shadows on neighboring properties.

m A shadow study was presented for the neighbors to review. The development team

presented all pages of the shadow study during the community meetings.
o Concerns about damage to neighboring properties during the site-work phase.

m  The Developer will provide vibration monitoring and pre and post construction
surveys to abutting properties and properties that could be affected by site work
located outside of the property boundaries.

o Concern about the Developer following through on promises made such as agreeing to
repairing damaged foundations.

m Damage discovered during post construction surveys that was not identified in the

pre construction survey will be repaired by the Developer.
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