

















(b) To encourage the preservation of buildings of historic or cultural significance by providing
opportunities for reuse of the structures.

Because demolition is not proposed, Cambridge Historical Commission has determined
that it will not review this change of use.

(c) To establish a framework of development standards and criteria within which existing
non-residential buildings that are out of scale and character with surrounding residential uses can
be converted to housing of an appropriate style and density while limiting potential negative
impacts on neighbors.

1. This change of use from private office to residential adds one unit of much-needed
housing. It is located on a Parcel on which all other units are residential.

2. No detriment to neighbors will accrue due to this change of use from private office to
residential. There will be no change to the existing structural footprint of the building
under this proposed change of use. The only change in dimensional is a minimal GFA
increase (210 square feet) resulting from capturing previously exempt basement space
and occurring within the physical limits of the existing structure. This building is part of
a Parcel with 6 multi family residential units and is of a character with surrounding
residential uses. This change of use of this small building from private office to
residential will have no adverse traffic impacts. Furthermore:

a) residential use is likely to reduce the already minimal car activity for this small unit. A
private office could have visitors/clients/employees coming and going throughout the
day.

b) Mitigating factors to traffic in this area:

Applicant points out that 47 Dudley Street is easily accessible:

e to/by the MBTA 77 bus stop on the corner of Massachusetts Avenue and Dudley Street
(612 feet from 47 Dudley Street to the stop)
to by the Bike Path (682 feet from 47 Dudley Street to the Alewife Linear Path entrance)
to/by the MBTA Davis Square Redline stop (.5 miles from 47 Dudley Street to Davis
Square Station)

¢) Off-street Parking



47 Dudley Street currently has 2 deeded off street parking spaces. Applicant plans,
through condominium documents, to deed one of these parking spaces to 47 Dudley, and
one of these spaces to another unit on the Parcel. Sean O’Grady has said that
Inspectional Services Department has no position on this redeeding.

d) Bicycle Parking

There is currently no bicycle parking for 47 Dudley Street or on the Parcel. Applicant is
installing parking on the Parcel for eight bicycles, and one of these spaces will be deeded
to 47 Dudley Street. Applicant is guided by the City of Cambridge’s bicycle parking
standards in the design and implementation of this parking. The parking will exceed the
requirements for bicycle parking under Article 6.00.

5.28.28 Criteria for Approval of a Special Permit

In acting upon this special permit, the Planning Board shall consider the standards and criteria set
forth in Sections 10.43, 10.47 and 10.47.1 of this Ordinance in addition to the following review
standards.

5.28.28.1 Criteria Applicable to All Projects

(a) Provision of Parking. Where it is proposed to add dwelling units above the limits established
in the base zoning regulations, the Board shall evaluate the impact of increased numbers of
dwelling units above that normally permitted in the district on the demand for on-street parking
by residents and visitors to the proposed building, particularly in neighborhoods where off street
parking is limited.

In reaching a determination, the Board may require that the Applicant provide elements of a
Parking Analysis as set forth in Section 6.35.3 of the Zoning Ordinance. Where a project is
subject to additional criteria as specified in Section 5.28.28.2 below, a Parking Analysis shall be
required to be included with the Special Permit Application.

Applicant has submitted a Parking Memo which is under review by the Department of
Parking, Traffic and Transportation c/o Adam Shulman.

(b) Privacy Considerations. Where significant variations from the normally required
dimensional standards for the district are proposed, the Board shall evaluate the impact on
residential neighbors of the new housing use and any other proposed use as it may affect privacy.
The location and size of windows, screening elements, decks, entries, security and other lighting,



and other aspects of the design, including the distribution of functions within the building, shall
be reviewed in order to assure the maintenance of reasonable levels of privacy for abutters. In
reviewing a proposed development plan, the Board shall consider, among other factors, the
potential negative impacts of the new activity on abutters as a result of the location, orientation,
and use of the structure(s) and its yards as proposed.

This proposed change of use from private office to residential will not negatively impact
abutters. This project does not include any change in location, orientation, or open space
relating to 47 Dudley Street.

(c) Reduction in Private Open Space.Where it is proposed to reduce the amount of on-site
Private Open Space below that required in the applicable district, the Board shall evaluate the
proposal in light of the following:

(1) The extent to which screening and buffering from neighbors will be accomplished
(2) The quality and viability of the proposed open spaces as they are designed

(3) The tradeoff in benefits and negative impacts of the loss of green space in order to
provide the required amount of parking, including consideration of the feasibility

This proposed change of use from private office to residential will not result in any
reduction in Private Open Space.

(d) Community Outreach. The Planning Board shall consider what reasonable efforts have been
made to address concerns raised by abutters and neighbors to the project site. An applicant
seeking a special permit under this Section 5.28.2 shall solicit input from affected neighbors
before submitting a special permit application. The application shall include a report on all
outreach conducted and meetings held, shall describe the issues raised by community members,
and shall describe how the proposal responds to those issues.

The Applicant sent notice letters to abutters inviting them to an Open House March 19
Jfrom 5-7 at 51 Dudley Street. Tours of 47 Dudley Street were given. All comments were
favorable.

The Applicant attended the March 28 (rescheduled from March 14 due to snow) North
Cambridge Stabilization Committee meeting. NCSC will receive a copy of Applicant’s
Special Permit Application when it is filed.



Compliance with General Special Permit Criteria (Section 10.43)

Special permits will normally be granted where specific provisions of this Ordinance are met,
except when particulars of the location or use, not generally true of the district or of the uses
permitted in it, would cause granting of such permit to be the detriment of the public interest
because:

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

With the requested Special Permit, the Project will not alter any existing dimensional
factors except for a minor increase (210 square feet) in the allowable GFA. This increase
in GFA is the result of capturing previously not-calculated basement space and occurs
exclusively within the interior of the building.

(b) traffic generated or patterns of access or egress would cause congestion, hazard, or
substantial change in established neighborhood character, or

There will be no traffic or patterns of access or egress that will cause congestion, hazard,
or substantial change in established neighborhood, because the proposed one loft
bedroom residential use is in keeping with the residential character of the existing
neighborhood. It is likely that residential use generates less traffic than a private office.
The proposed project will provide one off street parking space to 47 Dudley. In addition,
one additional parking space will be deeded to another unit on the Parcel, for which
there has never been off street parking.

The new bicycle parking for the Parcel will exceed ordinance requirements. Applicant
points out that 47 Dudley Street is easily accessible:

o to/by the MBTA 77 bus stop on the corner of Massachusetts Avenue and Dudley Street
(612 feet from 47 Dudley Street to the stop)
to by the Bike Path (682 feet from 47 Dudley Street to the Alewife Linear Path entrance)
to/by the MBTA Davis Square Redline stop (.5 miles from 47 Dudley Street to Davis
Square Station)

(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, or



The continued operation of adjacent uses as permitted will not be adversely affected by
the nature of the proposed use, and is in accord with the adjacent uses.

(d) nuisance 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, or

No nuisance or hazard will 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. The proposed
project will add valuable housing to the Cambridge housing market.

The proposed project is in keeping with the goals for health, safety and welfare that are
laid out in Section 19.30 Citywide Urban Design Objectives, which states that new

projects should be responsive to the existing or anticipated pattern of development.

(e) for other reasons, the proposed use would impair the integrity of the district or adjoining
district, or otherwise derogate from the intent and purpose of this Ordinance, and

The proposed change of use will not impair the integrity of the district or adjoining
district or derogate from the intent and purpose of this Ordinance. The proposed change

of use will be consistent with the residential character of the surrounding neighborhood.

(f) the new use or building construction is inconsistent with the Urban Design Objectives set
forth in Section 19.30.

The proposed project is consistent with the Urban Design Objectives, as described below.
19.30 Citywide Urban Design Objectives

Pursuant to Section 19.31 New projects should be responsive to the existing or anticipated
pattern of development. Indicators include:

(1) Heights and setbacks provide suitable transition to abutting or nearby residential zoning
districts that are generally developed to low scale residential uses.

No change in building heights and setbacks..

(2) New buildings are designed and oriented on the lot so as to be consistent with the established
streetscape on those streets on which the project lot abuts. Streetscape is meant to refer to the



pattern of building setbacks and heights in relationship to public streets.
N/A

(3) In mixed-use projects, uses are to be located carefully to respect the context, e.g. retail should
front onto a street, new housing should relate to any adjacent existing residential use, etc.

N/A - The proposed project is only residential.

(4) Where relevant, historical context are respected, e.g. special consideration should be given to
buildings on the site or neighboring buildings that are preferably preserved.

The proposed project was presented to the Cambridge Historical Commission. The
Commission has said it has no position on this application.

Pursuant to Section 19.32 Development should be pedestrian and bicycle- friendly, with a
positive relationship to its surroundings. Indicators include:

(1) Ground floors, particularly where they face public streets, public parks, and publicly
accessible pathways, consist of spaces that are actively inhabited by people, such as retail stores,
consumer service businesses and restaurants where they are allowed, or general office,
educational or residential uses and building lobbies. Windows and doors that normally serve
such inhabited spaces are encouraged to be a prominent aspect of the relevant building facades.
Where a mix of activities are accommodated in a building, the more active uses are encouraged
facing public streets, parks and pathways.

In commercial districts, such active space consists of retail and consumer service stores and
building lobbies that are oriented toward the street and encourage pedestrian activity on the
sidewalk. However, in all cases such ground floor spaces should be occupied by uses (a)
permitted in the zoning district within which the building is located, (b) consistent with the
general character of the environment within which the structure is located, and (c) compatible
with the principal use for which the building is designed.

N/A
(2) Covered parking on the lower floors of a building and on-grade open parking, particularly

where located in front of a building, is discouraged where a building faces a public street or
public park, and publicly accessible pathways.



N/4

(3) Ground floors should be generally 25-50% transparent. The greatest amounts of glass would
be expected for retail uses with lesser amounts for office, institutional or residential use.

N/A

(4) Entries to buildings are located so as to ensure safe pedestrian movement across streets,
encourage walking as a preferred mode of travel within the city and to encourage the use of
public transit for employment and other trips. Relating building entries as directly as possible to
crosswalks and to pathways that lead to bus stops and transit stations is encouraged; siting
buildings on a lot and developing site plans that reinforce expected pedestrian pathways over the
lot and through the district is also encouraged.

No change in entries.

(5) Pedestrians and bicyclists are able to access the site safely and conveniently; bicyclists should
have, secure storage facilities conveniently located on-site and out of the weather. If bicycle
parking is provided in a garage, special attention must be made to providing safe access to the
facilities from the outside.

Bicycle parking will be consistent with requirements in Section 6.00 of the Ordinance.

(6) Alternate means of serving this policy objective 19.32 through special building design, siting,
or site design can be anticipated where the building form or use is distinctive such as
freestanding parking structures, large institutional buildings such as churches and auditoriums,
freestanding service buildings, power plants, athletic facilities, manufacturing plants, etc.

N/A

Pursuant to Section 19.33 The building and site design should mitigate adverse environmental
impacts of a development upon its neighbors. Indicators include:

(1) Mechanical equipment that is carefully designed, well organized or visually screened from its
surroundings and is acoustically buffered from neighbors. Consideration is given to the size,
complexity and appearance of the equipment, its proximity to residential areas, and its impact on
the existing streetscape and skyline. The extent to which screening can bring order, lessen
negative visual impacts, and enhance the overall appearance of the equipment should be taken
into account. More specifically:



The project will use energy efficient systems that will be quiet and minimal.

(2) Trash that is handled to avoid impacts (noise, odor, and visual quality) on neighbors, e.g. the
use of trash compactors or containment of all trash storage and handling within a building is
encouraged.

The trash and recycling will be located away from public view and comply with the
Ordinance requirements that the storage areas are not to be located in the front yard.
The receptacles will be covered to minimize odor and visual impact.

(3) Loading docks that are located and designed to minimize impacts (visual and operational) on

neighbors.
N/A

(4) Stormwater Best Management Practices and other measures to minimize runoff and improve
water quality are implemented.

N/A
(5) Landscaped areas and required Green Area Open Space, in addition to serving as visual
amenities, are employed to reduce the rate and volume of stormwater runoff compared to
pre-development conditions.

Yes
(6) The structure is designed and sited to minimize shadow impacts on neighboring lots,
especially shadows that would have a significant impact on the use and enjoyment of adjacent
open space and shadows that might impact the 19-13 operation of a Registered Solar Energy
System as defined in Section 22.60 of this Zoning Ordinance.

No change in building size, building is much smaller than surrounding structures.

(7) Changes in grade across the lot are designed in ways that minimize the need for structural
retaining walls close to property lines.

No change



(8) Building scale and wall treatment, including the provision of windows, are sensitive to
existing residential uses on adjacent lots.

No change

(9) Outdoor lighting is designed to provide minimum lighting and necessary to ensure adequate
safety, night vision, and comfort, while minimizing light pollution.

Lighting will be utilized to provide safe access to the building entries and parking. The
lighting will be sensitive and minimal, while providing safety and improved visual
environment at night.

(10) The creation of a Tree Protection Plan that identifies important trees on the site, encourages
their protection, or provides for adequate replacement of trees lost to development on the site.

N/A

Pursuant to 19.34 Projects should not overburden the City infrastructure services, including
neighborhood roads, city water supply system, and sewer system. Indicators include:

(1) The building and site design are designed to make use of water-conserving plumbing and
minimize the amount of stormwater run-off through the use of best management practices for
stormwater management.

The proposed project will use water-conserving plumbing fixtures and best management
practices for stormwater management.

(2) The capacity and condition of drinking water and wastewater infrastructure systems are
shown to be adequate, or the steps necessary to bring them up to an acceptable level are
identified.

The proposed project will have adequate drinking water and wastewater infrastructure
systems.

(3) Buildings are designed to use natural resources and energy resources efficiently in
construction, maintenance, and long-term operation of the building, including supporting
mechanical systems that reduce the need for mechanical equipment generally and its location on
the roof of a building specifically. The buildings are sited on the lot to allow construction on


































































