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CITY OF CAMBRIDGE 

MASSACHUSETTS 

BOARD OF ZONING APPEAL 

831 MASSACHUSETTS AVENUE 

CAMBRIDGE, MA 02139 

617 349-6100 

BZA APPLICATION FORM 
Plan No: 

GENERAL INFORMATION 

The undersign ed hereby petitions the Board of Zoning Appeal for the following: 

Special Permit : Variance: Appeal: 

PETITIONER : f~u~:3ell l.f . Ch ~ n, Ssr:.; . C: / 0 Sa r:Y.] Group ~:;mbridqt', LLC 

PETITIONER'S ADDRESS : 400 HancoG~ S Lre0t Ouinc y, ~A 0~1~1 

LOCATION OF PROPERTY: 

BZA-017046-2018 

TYPE OF OCCUPANCY : _h_u_s_i _:-t"_·_<;:'_·. _E_._z_.r_J:1_e_·' ------ZONING DISTRICT: Busines~ B Zone - HSQ 

REASON FOR PETITION : 

DESCRIPTION OF PETITIONER'S PROPOSAL : 

T .; (JO·· "·,_; • . .-·~.- ~!d.:.r f-o· .... (; ···!S::d.;_ ... ~-·~:mf::r.t . - -------

SECTIONS OF ZONING ORDINANCE CITED : 

O o iginal Signature(s) : 

(Petitioner(s) I Owner) 

(Print Name) 

Address : 

Tel. No.: 

E-Mail Address : 



BZA APPLICATION FORM - OWNERSHIP INFORMATION 

To be comp~eted by OWNER, signed before a notary and returned to 
1'be Secretary of the Board of Zoning Appeals. 

Address: 

State that I/We own the property located at ~~ ~n +;:~~ 
which is the subject of this zoning application. ~~fL1j4 

title of CJ-t' VV} SOVl 

•Pursuant to a deed of duly recorded in the dat~~ I 0) 1'19 ~iddlesex South 

County Registry of Deeds at Book :J g<g J~ , Page lj Lj <). LJ ; or 

Middlesex Registry District of Land Court, Certificate No. __________________ __ 

Book __ Page ---/1/aJk t; ___ _ 
SIGNA~ 
AumoRIZED mlTSD:E, OFFICER OR~* 

.. Wri ~~eD eviderlce of Agent:' s standing to represent: petitiODer may be reques~ed. 

Commonwealth of Massachusetts, County of -4~~(&~~~~~~~~~~·---------------
The above-name ,£,4J ZJ!J?;odtJ . 
this /0'-1{;; t2::/t;6et' 20 /B, and mad 

My commission expires __ J,_& __ ~_J_z~~-~--~-J~---------

personally appeared before me, 

statement is true. 

• If ownership is not shown in recorded deed, e.g. if by court order, recent 
deed, or inheritance, please include documentation. 
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CHIN LAW FIRM ---···---
To: City of Cambridge Board of Zoning Appea ls 

From: Ganko Group Cambridge, LLC 

Date: November 28, 20 18 

Re: Application For Fast Order Food Establishments Special Permit Pursuant to Artic le II. 
§30 For Use at 57 JFK Street 

SUPPORTING STATEMENT 

The Applicant, Ganko Group Cambridge, LLC, a Massachusetts limited liability company. seeks 
approval of its appl ication for a Fast Order Food Establ ishments Special Permit to operate a 
Japanese ramen noodle style restaurant at the premises known as the Camb~·idge Galleri a 
building located a1 57 JFK Street. The Applicant intends to occupy a part of the space fo rmerly 
occupied by Wagamama which was also a Fast Order Food Establishments (Category 435- 0 ). 
Total assembly occupancy would be for approximately fifty tlu·ee (53) people. The commercial 
kitchen would accommodate five. (5) people and the restaurant proposes total seating of 51 which 
includes I I counter stool s, or 22% of the total seating. 

For hi storical reference. Wagamama occupied 4,000 square feet, provided 136 seats and was 
granted a Fast Order Food Special Pennit. Following the departure of that restaurant in July o f 
2018, the landlord divided it into two areas fo r new tenants. The Applicant intends to rent 1.636 
square feet or about 41% of the former Wagamama space. Because it is a much smaller operation 
than the previously-approved Fast Order Food Establishments, the Appl icant is requesting that 
the Board of Zon.ing Appeals grant it a Fast Order Food Establishments Special Permit. 

Compliance with Fast Order Food Establishments Special Permit Criteria 

The Applicant intends to occupy about 40% of the tormer Wagamama space, to use as a 
Japanese ramen noodle Fast Order restaurant/take-out, which is similar i.n nature to the prior use. 
The proposed use does not detract from the neighborhood or represent a nuisance as the prior use 
did not. The intended use will attract patrons who wi ll either walk or want to use the City"s mass 
transit facilities, bicycle, and pedestrian amenities due to its central locati on. 

The proposed fast order food restaurant/take-out operation is a re latively low-impact use with a 
low density of occupimcy. With approximately II counter stools, the applicant expects a 
reasonably hi gh turnover rate consistent with patronage by non-parking customers. Further. the 
nature of the menu is likely to attract patrons on foot, surrounding area workers on lunch or 
d inner break, and neighborhood residents. The applicant's menu should complement other types 
of fare offered in the di strict. 

.tOO l lancock Streel. Quincy. MA 02 17 1 + T 6174 71.3460 + F 617.249.2097 + chinfirm.com 



Where the proposed use is a continuation of a simi lar use previously approved by the BZA as a 
Past Order rood Establishments. the Applicant respectfully requests that a Special Permit be 
approved. The building at 57 JFK Street is professionally-managed. Trash collection and 
remova l protocol is strictly monitored and tenants use well-marked receptacles placed to 
encourage their patrons to dispose of waste properly. The applicant will be compliant with all 
appl icable state and local laws. regulations and requirements The applicant expects to be in full 
compliance with all of the requirements set forth in Zoning Code 435-0 . Article ll. §31 (a) - (g). 

GANKO GROUP CAMBRIDGE, LLC 

By £,.....,~~ 
RuSSeiJL. Chin. Esq. 

~00 llancock trcet. Quincy. ;-_,lA 01 17 1 • T 617.471.3460 • F 617.249.2097 + chinfirm.com 



BZA APPLICATION FORM 

SUPPORTING STATEMENT FOR A SPECIAL PERMIT 

Please describe in complete detail how you meet each of the following criteria 

referring to the property and proposed changes or uses which are requested in 

your application. Attach sheets with additional information for special permits 

which have additional criteria, e.g.; fast food permits, comprehensive permits, 

etc., which must be met. 

Granting the Special Permit requested for 57 Jfk St Cambridge, MA 02138 

(location) would not be a detriment to the public interest because: 

A) Requirements of the Ordinance can or will be met for the following reasons: 

B) 

C) 

Petitioner shall meE:t all •)f t.he :r·,=quin::ment:s ~;et forth in l\rticle 11.30 due to 
its size, operations and by examining prior uses at the same location. 

Traffic generated patterns 
hazard, or sub.•:.; tan t .i. a 1 change 

of 
in 

access or egress would not cause 
established neighborhood character 

congestion 
for the 

following reasons: 

The busin·~ss c;p•:-r:ation::> iH:•:: si·:;nif.i.c::J.ntly smaller than that of prior users at the 
same location with fast order food spe~ial permits. See also: Harvard Square 
Adv.i.sorv cc.mrn.i. tte':- F~t:·port tc f3L..l.\ .i.n t.h.i.s matter:. 

The continued operati0n of or the development 
the Zoning Ordinance would not be adversely 
proposed use fer the following reasons: 

of acl~j acent 
affected by 

uses 
the 

as permit ted 
nature of 

in 
the 

Based Llpon the h:i.stor:.i.caJ. data of uses at 57 Jr'F Street, the petitioner's use lS 

ent1rely consistent with past practices and i~s operation will be smaller than 
those of prior users. 

D) Nuisance o.r.· haz.:n:d \vouJ.d not be c.r:E:ated to the det-r::i.ment of the health, safety 

and/or: \>JE·l.fa re of :.~'H:: O(::cupan t of the proposed use or the c.i ti zens of the City 
for the following re3sons: 

E) 

con.sist.E~nt H.i.th prior llSt~S. 

experienced r~?:staurar.t op\:!rat.or with mul t.i-state operations. 

For ot.he r .n?a S(;n~;, t.hr:: proposed US"=! \vou J.d not. impa Lr the 
district or adjoining district or otherwise derogate from the 
of this ordinance for the following reasons: 

Pet.i tioner is 

integrity of the 
intent or purpose 

The proposed use is highly likely to attract foot traffic patrons and local 
residents seeking fast order foods. 



BZA APPLICATION FORM 

DIMENSIONAL INFORMATION 

APPUCANT: Russell Chin PRESENT USE/OCCUPANCY : Restaurant/Take Out 

LOCATION: 57 Jfk St Cambridge, MA 0~138 

PHONE: 

TOTAL GROSS FLOOR AREA: 

LOT r~RE/1.: 

P.A'l' IO ()F GP.OSS F'LO~.)R AREA 

TO LOT AREl'~: 2 

LOT APEl'-\ Fer~. EACH Dt<!ELLTNG UNIT: 

SIZE OF LOT: ~'li DTH 

DEPTH 

SETBACKS IN FEET: 

LEF'T ,:O;J DE 

FnGHT SIDE 

SIZE OF BLDG.: HEIGHT 

LEtJGTH 

~II DTH 

?.~!.!.Q. ... .9..L ... ~! . .§.!.\.~!t~--. .Q·~-~-~L . ..:~'--~~~-~ 
TO LOT AREA: 

NO. OF m'lELLING UNIT~.: 

REQUESTEDUS80CCUPANCY: 

EXISTING 
CONDITIONS 

N/P.. 

111.96 1 

137 .. 59 1 

(j • 1 :.NE:R 

0 

2 ( .. 0 

N!r·. 

I) 

0 

REQUESTED 
CONDITIONS 

1636 sf 

N/A 

9.4 

N/A 

N/A 

0.] 

4, 3 I 

t) 

2. 5' 

fO 

N/'A 

N/A 

N/Jl. 

0 

ZONE: Business B Zone -HSQ 

Restaurant/Take Out 

ORDINANCE 
REQUIREMENTS 

N/A 

N/A 

N/J.. 

N/A 

N/A 

N/A 

N/J:, 

N/A 

N/A 

N/A 

60 BY RIGHT 

N/A 

N/A 

0 

57 

(rnaz.) 

(min.) 

(max.) 

{rni n. i 

(min.) 

(min.) 

(min.) 

(min.) 

\!nl.rl.) 

(max.) 

(min.) 

(maz.) 

NO. OF PARKING SPACES: 0 0 5 (min./maxi 

NO. OF LOADING AREAS: 

DISTANCE TO NEAREST BLDG~ 
ON Sl'~ME LOT : 

0 

H/A 

0 

N/A 

0 (min.) 

N/A (min.) 

Describe \·;hen:~ applic::tblc·, l'tr:<:•r occupanc.Lr:::; :)l'l sa1m~ lor:, the si:.:e ;;f ad·jac':~nt. builcl.inqs C)fl samr: lot, 

and typt:: c,f CC'·nst..r.uct.i\·n prc•posed,. e.q.; 'IIC('G :'r,-j:nt:., concrete, br.icl:, stf~el., etc. 

l. SEE CAHBP.IDGE ZON I !~G ORDINANCE ARTICLE 5.000, SECT:::OH 5.3C (D:S'l'R!CT OF DH1ENSIONAL 

REGULATIONS l . 

TOT1'\L GROSS FLOOR AHE.I'\ (INCLUDING BASE1·1ENT 7 '-0" IN !·lEIGHT AND ATTIC MtEAS GREATER THAN 5 1
) 

DIVIDED BY LOT AREA. 

3. OPEN SPACE SHALL NOT INCLUDE PARKING AREAS, WALKWAYS OR DRIVEWAYS AND SHALL HAVE A MINIMUM 
DIMENSION OF 15 1

• 



CITY OF CAMBRIDGE 

MASSACHUSETTS 

BOARD OF ZONING APPEAL 

831 MASSACHUSETTS AVENUE 

CAMBRIDGE, MA 02139 

617 349-6100 
ZDI8 DEC 12 PM 3: 11 

BZA APPLICATION FORM 
"OF.FI CE OF THE CITY Cl Eflil 
vAhBRIDGE. MASSACHUSETTS 

Plan No: BZA-017046-2018 
GENERAL INFORMATION 

The undersigned hereby petitions the Board of Zoning Appeal for the following: 

Special Permit : Variance: Appeal: 

PETITIONER : 

PETITIONER'S ADDRESS : 

LOCATION OF PROPERTY: 

TYPE OF OCCUPANCY : _E1_1:_, ·_; r'_.c_e:;_· ~'_r-,_.'-_')_'·-"'------ ZONING DISTRICT: aus1ness B Znnc -HSQ 

REASON FOR PETITION : 

DESCRIPTION OF PETITIONER'S PROPOSAL : 

SECTIONS OF ZONING ORDINANCE CITED : 

Ar·tlc le c1 . 000 3ec:iorl 1: . 30 (Fast Order food S sc ab lishrnen~) . 

Original Signature(s) : 

(Petitioner(s) I Owner) 

' A?{/ ss~ .?L' c ~~ 
(Prin t Name) 

Address : 

' 
q?w ,u n, /71.,.;1 a z/? / 

Tel. No. : 

E-Mail Address : 

Date: J .< 1!/ / .:<o;j) 
' 7/ 



168-36Brattle Square 

165-59 

8 Ehot St 

8-1/2 Eliot St 
106 Winthrop St 

10 Eliot St162-17 

164-5 

Brattle Square 

162-74 

160-64 

160-66 

99 Mt Auburn St 160-71 

97 Mt Auburn St 

160-57 

29 JFK S 
31 JFK S 

160-72 33 JFK S 

35 JFK St 
95 Mt Auburn St 

100 Mt Auburn Ste3 Winthrop St 

93 w .nthrop St 

I 

162-73 

162-36 

37 JFK St 

39 JFK St 

40 JFK S 

160-11 

SQ.._ Winthrop St162-47 

162-4 
74 Winth rop St 

66 Winthrop S 

162-31 

21 South St 162-51 
...,__ 

64 JFK St "'" 

161-58 

162-32 
19 South St 



162-9 
TARTARIAN, LLC 
1188 CENTRE ST. 
NEWTON, MA 02459 

162-26 
CHARLES RIVER HOLDINGS LLC, 
1299 BEACON ST 
BROOKLINE, MA 02446 

162-54 
CRIMSON GALERIA LIMITED PARTNERSH IP 
C/0 RAJ DHANDA 
1299 BEACON STREET 
BROOKLINE, MA 02446 

162-66 
Dl GIOVANNI, LOUIS F. 
TRUSTEE OF KENNEDY AND ELIOT REALTY TRUST 
P.O. BOX 380212 
CAMBRIDGE, MA 02238 

162-69 
CITY OF CAMBRIDGE 
C/0 NANCY GLOWA 
CITY SOLICITOR 

162-73 
HARVARD SQUARE HOLDINGS LLC. 
1299 BEACON ST 
BROOKLINE, MA 02446 

162-74 
BORDEN, PHILIP A. & CATHERIN E J. TURCO 
95 WINTHROP ST., #WSR7 
CAMBRIDGE, MA 02138 

162-74 
HUEBNER, ALEXANDRA 
93 WINTHROP ST. UNIT#SA 
CAMBRIDGE, MA 02138 

162-18 
TIMBUKTU REAL ESTATE LLC 
10 ELIOT ST 
CAMBRIDGE, MA 02138 

162-35 
Pf!ESIDENT & FELLOWS OF HARVARD COLLEGE 
C/0 HARVARD REAL ESTATE, INC. 
HOLYOKE CENTER, ROOM 1000 
1350 MASSACHUSETTS AVE 
CAMBRIDGE, MA 02138 

162-64-65 
THE R B FAMILY LIMITED PARTNERSHIP 
C/0 THE BANKER REAL ESTATE COMPANY 
14A ELIOT ST 
CAMBRIDGE, MA 02138 

162-69 
CAMBRIDGE CITY OF PWD 
147 HAMPSHIRE ST 
CAMBRIDGE, MA 02139 

162-74 
ELIOT SQUA~E ENTERPRISES INC., 
TR. ELIOT SQUARE ENTERPRISES TRUST 
1270 SOLDIERS FIELD RD 
BRIGHTON, MA 02135 

162-74 
JUNIPER ENTERPRISES LIMITED PARTNERSHIP 
1270 SOLDIERS FIELD RD 
BRIGHTON, MA 02135 

162-74 
LEVITAN, SHARI A., 
TRUSTEE OF 93 WINTHROP NOMINEE TRUST 
C/0 HOLLAND & KNIGHT LLP 
10 ST. JAMES AVE 
BOSTON, MA 02116 

162-74 
OSMENA, MARIA VICTORIA R. 
465 PARK AVE. APT 33W 
NEW YORK, NY 10022 

GANKO GROUP CAMBRIDGE, LLC 
C/0 RUSSELL CHIN, ESQ. 
400 HANCOCK ST. 
QUINCY, MA 02171 

162-36 
MCMILLAN, GENEVIEVE, 
TRUSTEE OF MCMILLAN REALTY TRUST 
P.O. BOX 380209 
CAMBRIDGE, MA 02238 

162-72 
JANES, ROGER V., 
TRUSTEE THE SO JFK STREET REALTY TRUST 
351 SHOREWOOD DR 
EAST FALMOUTH, MA 02536 

162-69 
CITY OF CAMBRIDGE 
C/0 LOUIS DEPASQUALE 
CITY MANAGER 

162-19 
RAJ & RAJ LLC, NEENA'S DESIGN LIGHTING, LTD 
C/0 RAJ DHANDA 
1299 BEACON ST 
BROOKLINE, MA 02446 

162-74 
THOMPSON, JANE McC, 
TR. OF WINTHROP STREET 93 REALTY TR. 
93 WINTHROP ST. UNIT#WSR6 
CAMBRIDGE, MA 02138 

162-74 
LAURELWOOD, LLC 
1188 CENTRE ST. 
NEWTON, MA 02458 



CHIN LAW FIRM ---···---
57 JFK ST - PROPOSED USE/OCCUPANCY AS A RESTA URANT.ffAKE-OUT FOOD 
ESTABLISHMENT IN EXISTING COMMERCIAL BUILDING- NARRATIVE FOR SP 
APPLICATION (10/ /18) 

The Applicant. Ganko Group Cambridge. LLC, seeks appro,·a) of a Special Permit to operate a 
Fast Order Food Estab lishment at 57 J.F.K Street known as the Cambridge Galleria building. 
The Applicant intends to occupy a part of the space formerly occupied by Wagamama which was 
also .a Fast Order Food Establishment (Category 0). Total assembly occupancy would be fo r 
fi fty three (53) people. The commercial kitchen would accommodate fi ve (5) people and the 
restaurant proposes total seating of 51 which includes II counter stools. or 22% of the total 
seating. 

For rele rence. Wagamama previously occupied 4,000 square feet and had 136 seats. Following 
the departure of that restaurant in Jul y of 20 18. the landlord divided it into two areas fo r new 
tenants. The Applicant intends to rent 1.636 square feet or about 40.9% of the former 
Wagamama space. Because it is a much smaller operation than the previously-approved Fast 
Order Food Establishment. the Applicant is requesti ng that the Board of Zoning Appeals grant a 
Special Permit to operate without additional parking. 

Compliance with General Specia l Permit Criteri.a 

With regard to the Special Pem1it criteria listed in Article I 0.43 wherein a Special Permit will 
nonnally be granted except where granting of such penn it [is determined] to be to the detriment 
of the public interest because: 

(a) It appears that requirements of this Ordinance cannot or will not be met .. . 

Response - A Special Permit approval process is required fo r any project seeking the relief from 
·the Parking and Loading Requirements. as indicated in §20.54.4.2. A by-right project is not 
feasible. nor is a fully compl iant parking and loading scenario. In the latter case. it is not 
technically feas ible to comply given the constraint or the existing buildings and uses. 

(b) Traffic generated or patterns or access or egress would cause congestion. hazard. or 
substantial change in established neighborhood character. .. 

Response - The Applicant intends to occupy about 40% of the fanner Wagamama space. to usc 
·as a .Japanese ramen noodle Fast Order restaurant/take-out. which is very' similar in nature to the 
former occupant. This use does not detract from the neighborhood or represent a substantial 
change in neighborhood patterns. The intended restaurant use will attract patrons who will either 
\\·alk or want to use the City"s mass transit faci lities, bicycle. and pedestrian amenities due to its 
central location. 

-100 l lam:ock S1r~~t. Quincy. Mi\ 02 171 • T 6 !7.471.3460 • F 617.249.20 97 • chinfirm.com 



(c) The continued operation of or the development of adjacent uses as permitted in the 
Zoning Ordinance would be adversely affected by the nature of the proposed use . . . 

~espo nse- The adjacent uses are fully developed commercial uses, limi ted residential and 
Winth rop Park. All of these uses have worked compatibly as the area has been developed. The 
proposed restaurant/take-out use is a relative ly low-impact use with a low density of occupancy. 
Therefore. we expect the impact or the use to be both minimal and generally compatible. 

(d) uisance or hazard would be created to the detriment of the health. safety and/or 
welfare of the occupant of the proposed use or the citizens of the City . .. 

~esponse - The proposed restaurant is in a newly-designed space and wil l be constructed to meet 
or exceed current codes. It is intended to comply with all of the City" s regulations with regard to 
noise. hea lth and safety. Trash will be contai ned on site at the previously-established designated 
trash area assigned to the building·s tenants. The interior layout of the building is intended to 
comply with the latest addi tion or the MA Building Code and other applicable building codes 
and regulations. thereby providing for the health and safety of the residents. The roof mounted 
mechanical equipment is intended to comply with the City"s oise Ordinance with the usc of 
screen enclosures and. if necessary, soundproofing material suitable for exterior use. 

(e) For other reasons. the proposed use would impai r the integrity of the district or 
adjoining district. or otherwise derogate ti·om the intent and purpose of this Ordinance 

Response- The proposed restaurant/take-out is compatible with the district and overlay in which 
it is located. The proposed use is al lowed as of right in the district and overlay and many of the 
nearby bu ildings have similar or compatible uses on the ground floor and upper levels. There arc 
no immediate residential abutters. the nearest being the condominium building on the west side 
of Winthrop Park. The Applicant believes that given the distance and buffer provided by the 
adjacent lot. the proposed development will have minimal impact on the adjoining residential 
use. 

Grounds for G r·anting Special Permits Article 20.54.5.2 

The Park ing and Loading Requirements found in Article 6.36 for the base zoning district may be 
exempt under the regulation of this Article upon the granting of a Special Permit from the 
Planning Board. 20.54.4 Parking and Loading Requirements. The Applicant"s use in the 
l-Iar ard Square o,·erlay District does not fu ll y meet all of the requirements to be exempt from 
the parking and loading requirements as specified in Section 6.36 - Schedule of Parking and 
Loading Requirements. Therefore the Applicant must either provide the required parking or meet 
the requirements fo r a Special Permi t. 

Response: The parking requirement for the intended commercial use is calculated at one ( I) 
parking space per ten ( I 0) seats. The Applicant seeks relief for the five (5) parki ng spaces 
required under the regulations. The Applicant will have 11 counter seats. or 22% of the 
·restaurant occupancy. The restaurant will have 40 other seats for a total of 51. With such a high 

-100 Hancock Strc.:t. Quine~ . MA 02 17 1 + T 6 17-471.3460 + F 617.249.2097 + chinfi rm.com 



concentration of counter seats. the restaurant expects a substantial percentage of patrons wi II be 
single party or fast order diners. Therefore. the Applicant seeks relief for five (5) parking spaces. 
The Applicant believes that the typical patterns of loading and removals are consistent with the 
c'urrent building area and would not be interrupted or made worse by its presence or use. The 
parking is likewise accommodated in existing short term and commercial garage parking. The 
Applicant is a small business. owned and operated by a couple \\'ith two small children. To meet 
the parking requi rement regu lation would represent an economic hardship and significant 
financial burden. 

Where the proposed use is a continuation of a similar business previously approved by the BZJ\ 
as a Fast Order Food Establishment under Category 0 without mandating additional parking. and 
for the foregoing reasons. the Applicant respectfully requests that a Special Pennit be approved 
and issued. 

GAl KO GROUP CAMBRIDGE. LLC 

By: £~~--
Russell L. Chin. Esq . 

. wo llam:ock St rccl. Quincy. Mr\ 021 7 1 • T 6 17.471.3460 • F 617.249.2097 • chinfirm.com 
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57 JOHN F. KENNEDY ST. 
CAMBRIDGE. MA 02138 
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