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APromote more multfamily housing, including
Incomerestricted affordable housing, throughout
the city

AMake multifamily housing more conforming and
easiler to build
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What solutions can be advanced quickly?
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1. Change restrictive use regulations build
2. Change minimum lot sizes 1. Remove formulébased setbacks
3. Change minimum unit density 2. Remove mixedise limitations

3. Remove townhouse limitations

Promote more multifamily housing, including 4. WS T2 N &t NA Gl U S
Income-restricted affordable housing standards

1. Increase inclusionary bonus to promote
more marketrate and affordable homes
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Ending Exclusionary Zoning



What makes zoning exclusionary?

¢C&LIAOIT ASEOfdzZaA2Yy Il NBE& NBI

1. Use RegulationsDistricts that allow only 1 or-family
homes create fewer large, expensive homes.

2. Minimum Lot SizesMore land per home makes each
home more expensive and limits the total number of
homes.

3. Density Limits:Related to 1 and 2, fewer homes on E T
more land leads to fewer, larger, more expensive homesgg
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1. Use Regulations

g Zoning Districts and
(1 oy Multifamily Permissibility

Cambridge, Massachusetts

.
-

Fresh Pond

xy
T Zoning Districts by Multifamily Permissibility o .
[ Only single-family allowed 7 - 5
[] Only single-family, two-family, and townhouse allowed I |

I Multifamily allowed
[ | Open Space zoning districts

Miles
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Changing Exclusionary Use Regulations

Solution: Allow multifamily, townhouse, and twdamily citywide

Use Type Extra Considerations

SingleFamily  Yes A Lodging Houses?

Two-Family -- — — A ElderlyOriented Congregate Housing?

Multifamily --- SingleFamily

Elderly Housing PB Two-Family Yes Yes Yes Yes
Lodging House --- Yes Townhouse VES i(es Yes Yes
Multifamily Yes Yes Yes Yes
Elderly Housing ? ? ? Yes
Lodging House ? ? ? Yes
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2. Minimum Lot Sizes

District
Min. Lot Area 8,000 SF 6,000 SF 5,000 SF 5,000SF 5,000 SF
Min. Lot Width 80 feet 65 feet 50 feet 50 feet 50 feet
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1 1 {
1 building per lot 1o morelbg”dings 1 or more buildings
per lo
(special permit if per IOt

additional building more
than 75 feet from street)
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Changing Exclusionary Minimum Lot Sizes

Solutions Outcomes

Set the same minimum lot area and
width in all districts

Reduce minimum lot area to a more A More existing lots become conformir
typical citywide figure A Some larger lots could be further
(e.g., 3,000 SF) subdivided

A Most existing lots become conformir
A More lots could potentially be
Remove all minimum lot area and widtl  subdivided
A 20 feet of frontage would be requireq
(current citywide standard)

A Equity across all districts
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3. Unit Density Limitations
District A-1 A-2

Min. Lot Area/ Unit 6,000 SF 4,500 SF 2,500 SF*

B

C

1,800 SF 1,500 SF

Gl

Max. FAR 0.50 0.50 0.50* 0.60 0.75
5 | 5 | 2,500 1,800 SF || *5%F
: ] b el | SF L oo sk |
: i | o | ; = R | 1500SF
EXAMPLE: 8,000 SF lot i 6,000 SF: . SF F | : 1800 SF || |
: | i 2,900 1 | peeeeoeooeoeooe | 1500SF
. ' ' Sk ' 1800 SE : 1,500 SF
*2,500 SF lot area /unit and M M
0.50 FAR for the first 5,000 m A\ A\ Mﬁ
SF of lot area, 4,000 SF lot ﬁ ﬁ ﬁ ﬁ
area/unit and 0.35 FAR for 1 unit allowed 1 unit allowed 2 units allowed* 4 units allowed 5 units allowed
lot area over 5,000 SF 4,000 SF GFA 4,000 SF GFA 3,550 SF GFA 4,800 SF GFA 6,000 SF GFA
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Neighborhood Residence Districts by Density

Neighborhoood Residence
Zoning Districts

Cambridge, Massachusetts

Fresh Pond

Residential Districts Ranked

/I by Allowed Units ) ==
y /o ......
- . A
El A2
[ 1 Borsimilar
0 0.25 05 2 [ C or similar Includes Office, Business, and Special Districts
[ i — o in which residential uses follow the regulations
Miles I C-1 or similar of Neighborhood Residence Zoning Districts.

May 8, 2024 City of CambridgeCommunity Development Department 11



Equity Considerations

ARemove bias toward larger unit sizes in Res. A and B

AAllow equal density in neighborhoods of western and eastern
Cambridge

ANOTE: Allowing more than 15 units per acre makes districts
compliant with MBTA Communities Law

ACAUTION: Institutional URegulationswhichlimit institutional
use in residentiatlistricts can only apply in districts that require
1,200+ square feet lot area per uni$pecial state legislation for
Cambridge)
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Existing conditiongnd possible changes to base density (for discussion)
PossibleMax. Median Lot Area Per | PossibleMin. Lot Area

RIS FSRlE AR FAR Dwelling Unit Per Dwelling Unit
A-1 0.41 1.00 10,141 SF 1,200 SF
A-2 0.46 1.00 6,183 SF 1,200 SF

B 0.67 1.00 2,367 SF 1,200 SF
C 0.89 1.00 1,658 SF 1,200 SF
Gl 1.03 1.00 1,353 SF 1,200 SF

Source: Cambridge Assessing Department and CambridgalGISIGURES APPROXIMATE
Figures for residential sites only.

Outcomes:

A More sites are conforming in all districts

A Most potential for new multifamily in Res. A and B (mainly western Cambridge)
A Less new development potential in Res. C arid(@ainly eastern Cambridge)

A All districts should meet MBTA Communities threshold
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PossibleDensity Limitationgfor discussion)

District [ A1 TH /. i // T8 /
. 6,000H 4,500 2,500  1,800Mh 1,500
Min. LotArea/D.U. "0 0c- 1000sE  1200SFE 1200SF 1200 SF

Max. FAR

0.50r»1.00 0.50r1.00 0.50m1.00 0.60m1.00 0.75m1.00

EXAMPLE: 8,000 SF lot

*2,500 SF lot area /unit and
0.50 FAR for the first 5,000
SF of lot area, 4,000 SF lot
area/unit and 0.35 FAR for

lot area over 5,000 SF

May 8, 2024

1,200 SF 1,200 SF [1,200 SF 1,200 SH } 1,200 SF 1,200 SF | 1,200 SFE 1,200 SH | 1,200 SF, 1,200 SF
________________ [ AR SRS N SRR SSRRRRRS [ NN SNV () ISUPRRY NS
1,200 SF, 1,200 SF{ ; 1,200 SF, 1,200 SF | 1,200 SK 1,200 SF| | 1,200 SF[ 1,200 SH | 1,200 SF, 1,200 SF
_______________________________________________________ et [ SEEEEEEE SRR
1,200 SF 1,200 SF lrl,ZOO SF 1,200 SH | 1,200 SF 1,200 SF | 1,200 SFi 1,200 SH | 1,200 SF, 1,200 SF

KRR AAR

6 units allowed 6 units allowed
8,000 SF GFA

8,000 SF GFA

AXR AAAR AKAN

6 units allowed

8,000 SF GFA

City of CambridgeCommunity Development Department

6 units allowed

8,000 SF GFA

6 units allowed
8,000 SF GFA
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]

Promote More Multifamily
Housing, Including Income
Restricted Affordable Housing



What can happen wheibigger buildingsare allowed?

Current Zoning ﬁ

+$
Current Zoning x2 ﬁ ﬁ ﬁ ﬁ ﬁ
Larger homes ~ Added homes  Replacement Increased
(more expensive) (infill) with more homes property values
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How does zoning promote affordable housing?

Bothinclusionary housingdmixed market rate

and affordable) and thaffordable housing Additional
overlay (all affordable) use the idea bfgger density and
buildingsto supportmore affordable units 100% affordabl height

30% overall
density bonus
(no additional
height)

20% affordable
distributed across
project (including

bonus)

Base Zoning Inclusionary Affordable
Housing Housing
Overlay
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When does inclusionary housing apply?

REQUIRED VOLUNTARY

A Any residential project can appBp¥%
A Projects of 10+ units or 10,000+ SF ~ bonus if itis 20% affordable

must be 20% affordable (and receiveg affordable Housing Overlay allows

30% bonus) more height and density for projects
that are 100% affordable

ABonusnoSy 2dzaK (2 SyO2dzN} 3S d@2f dzy i NEB ¢
AReguiring,incIusionary for fewer thanAlg units needs a §tu,dy pAroying direct ]
NEflUGAZ2ZYaKALl oaySEdzas o 0SUOSSY AYLI Ol
AMore than 20% affordablalsoneedsnexusstudy, couldaffectcompliance with
MBTA Communitielsaw
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How can wepromote more marketrate and

affordable housing? Additional

height, no

Allow more height and densitfpr inclusionarysimilar to AHO density limit

Suggestion from Housing

Committee Chairg allow up to 6 100% affordabl
stories with required affordability
Additional
20% affordable height, no
distributed acros densit’y limit
project (including
bonus GFA)
Base Zoning Inclusionary Affordable
Housing Housing

Overlay
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How many units could this create?

All-Market-Rate Option Inclusionary Option Likely Outcome

. OTH
DISTRICT

AR

A

Redevelopment

EXAMPLE:
8,000 SF lot

May 8, 2024

: less likely
Current Base Zonin : :
2 marketrate units 1 marketrate + !\IO Inc.:entlve for
Avg. 1,775 SF per unit Avg. 3,692 SF per unit | Inclusionary
A\ A\ A\ /\/\/\/\\ Redevelopment
New Base Zonin ﬁ ﬁ ﬁ ﬁ ﬁ ﬁ ﬁ more likely
witheurent | ARARAR ARRA | vinayno
inclusionary bonus 6 marketrate units 7 marketrate + incentive for
Avg. 1,333 SF per unit Avg. 1,188 SF per unit | inclusionary

New Base Zonin
with inclusionary
bonus to 6 stories

)

KRR
KRR

6 marketrate units
Avg. 1,333 SF GFA per unit

aanas
LELE
oMo Y Yy

16 marketrate +
Avg. 1,200 SF GFA per unit

Redevelopment
more likely

High incentive for
inclusionary

City of CambridgeCommunity Development Department
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What would this do?

AAllow new construction and alterations under base zoning at a
scalesimilar toexisting conditions in eastern Cambridge
neighborhoods

AAllow extra height and density for mixéncome housing with
permanently affordable inclusionary units

May 8, 2024 City of CambridgeCommunity Development Department
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Considerations

AHow will the value of homes be affected?

Alncrease in property value will be mitigated by the
requirement for affordable units

AHow will development under the AHO be impacted?
AAHO can allow the same height and density, but would have
as-of-right permitting
AShouldthe multifamily special permit (12+ units) also be
removed formarketrate/inclusionary developmefit

AShould other AHO adjustments be considered in these
areas?
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]
Make Multifamily Housing Easier
to Build



Impediments to multifamily housing in zoning

150+ general requirements in the Zoning Ordinance affect housing, in addition to
district-specific standards.

Based on experience, some requirememtse than othersendto frustrate
multifamily housing development with little direct benefit:

1. Formulabased setbacks

2. Mixed-use limitations

3. Restrictions on townhouse development
4

. OPrivatee open space standards
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1. Formula Setbacks

AlIn theory, encourages more height
with greater open space but not if
there are height limits

ABreaks consistent street pattern by
pushing buildings further from the

Street

Al ' yQli asSia Fftt2gl of
¢ must design building first, then see
If it complies “ropertyline

AAdjustments to conform on one side
create nonconformance on another



ADelete formulas

AKeep ixedfront, side, and rear yard
setbacks typical of neighborhood
conditions

[106.78)

AKeep open space requirements that
can be applied moréexibly

A Could further reduce or eliminate
setback requirements

{50.0)




2. Mixed-Use Limitations Mixed-use

limit based Res. imit
on relative . '
% of uses -
Nonres. limit
Nonres. onIy Mixed use Res. only

Housing in mixedise districts is difficult because:

A Mixed-use districts have different FAR and height for residential and non
residential use

A Setback and open space requirements apply to residential uses but net non
residential




Solution: Consistent standards for multifamily and mixese
development

Total limit

Non-res. limit

Nonres. only Mixed use Res. only

A More flexibility for mixeeuse buildings
A Easier to convert noresidential space to residential use




3. Townhouses/Rowhouses

ADefined in zoning as any arrangement ebf 2-
family dwellings with common vertical party
walls, where each dwelling has 2+ exposed sides

AAny townhouse development must follow the
provisions of Section 11.10

A Definition/requirements apply regardless of
whether the lot is subdivided

A11.10 was created to incentivize townhouses,
0dziT LINR2SO0a y26 | 02AR
because of additional rules

a

Townhouse subdivision



