ANALYSIS OF RE-USE POTENTIAL FOR THE CENTRAL SQUARE POLICE STATION

The Police Station building at 1 Western Avenue in Central Square is a four-story structure with 61,474 gross square feet and 51,959 net square feet. The Police Department expects to leave the building in 2007 when it will move to its new headquarters in East Cambridge. City staff analyzed the future use of the Police Station building while considering how various city functions in other buildings might be consolidated. Other buildings include the Graham and Parks School, Longfellow School, and the Central Square Library. Programs that might be consolidated with others include the Community Learning Center and the Multi-Service Center now located at 19 Brookline Street, the High School Extension Program now in the Longfellow School, and the School Administration function now in East Cambridge.

Factors considered in the analysis were the adaptability of city-owned buildings for other uses, space needs of existing programs and functions, current rent paid for existing programs and functions, if applicable, and the potential value of the properties.

A.
BUILDING ANALYSIS
POLICE STATION

5 Western Avenue

I.
Existing conditions

	Building size
	61,474 gross sf.

51,959 net sf.
	

	Year built
	1933
	On National Register of Historic Places

	Lot size
	13,208 sf.
	

	# Parking spaces
	14 in basement
	

	Current use
	Municipal
	

	Zoning
	Business A and

Central Square Overlay District
	


II. Historic considerations

The Cambridge Police Headquarters was designed by the Cambridge architects Putnam & Cox and built in 1933 to house the police department, city offices, the American Legion, and the Veterans of Foreign Wars. The headquarters has significant elements of the Art Deco style, while the massing and roofline are reminiscent of Neoclassical Federal and state office buildings of the period. Significant details of the exterior include the iron grilles with aluminum shields and spears, the round windows in the attic, and the standing-seam copper roof.

The Headquarters building is a contributing building in the Central Square District of the National Register of Historic Places. This status does not prevent changes to the building, but an adverse effect involving Federal or state funds, licenses or permits would trigger review by the Massachusetts Historical Commission under Section 106 of the National Historic Preservation Act and the MEPA statute. Because it is on the National Register, the building is automatically significant under the city’s demolition delay ordinance, and preservation is likely to be a priority.

There are no known legal restrictions on the reuse of the building, although it may have been built in part with a Federal grant.  Adaptive reuse should respect the exterior features of the building. Some modification of the bars may be possible, although decorative elements should remain.  There may also be significant potential for expansion. The south façade is a party wall facing a 40’ wide parking lot, and adjacent to that is a landscaped public open space. The one-story jail wing could be brought up to a full five stories after securing the necessary zoning relief.

III. Zoning

	Zoning District
	Business A and

Central Square Overlay District
	

	Existing FAR
	4.65 total building; 3.32 excluding basement and garage
	Variance needed for additional GFA beyond these FARs

	Permitted FAR
	1.75 for residential use

1.0 for non-residential
	Variance needed for additional GFA on a vacant site.

	Min. Lot Area/Unit
	600 sf.
	

	Max. units if new bldg.
	22
	

	Max. units by conversion
	68; 57 if basement and garage are not counted.
	Allowed by special permit

	Permitted uses
	Retail, office, institutional <25,000 sf; >25,000 by SP.

Residential up to 50,000 sf.; >50,000 sf. by SP
	Project Review Special Permit needed for change of use above identified thresholds


LONGFELLOW SCHOOL
359 Broadway

I.
Existing conditions

	Building size
	74,607 sf.
	

	Lot size
	52,595 sf.
	

	Year built
	1929-1930
	

	# Parking spaces
	18 
	

	Current use
	High School Extension Program

Temporary main library
	


II. Historic considerations

The Longfellow School was built in 1929-30 and designed by the firm of McLaughlin & Burr in the Georgian Revival style. It is a fireproof building of reinforced concrete construction with brick bearing walls. Although it rises only 2½ stories above sidewalk grade, the fully finished basement looks onto a lower-level courtyard and makes it essentially a three-story building. It was last significantly renovated by the firm of Hill Miller Friedlander Hollander (now HMFH) in 1983.

The Longfellow School is significant as an example of early 20th century school construction and for its restrained architectural style. School buildings of this type are usually adaptable to residential use. Publicly visible exterior changes would have to be approved by the Mid-Cambridge Neighborhood Conservation District Commission, which would probably focus on the fenestration, entrances, and provisions for parking.

III. Zoning

	Zoning District
	 Residence C-1


	Mid-Cambridge Conservation District reviews visible exterior building changes.

	Existing FAR
	 1.42
	Variance needed for additional GFA above this FAR.

	Permitted FAR
	 0.75
	Variance needed for additional GFA on a vacant site.

	Min. Lot Area/Unit
	1/1500 sf.
	

	Max. units if new bldg.
	35
	

	Max. units by conversion
	82
	

	Permitted uses
	Institutional and

Residential
	Institutional uses generally require SP; SP for housing > 11 units.


GRAHAM AND PARKS SCHOOL

15 Upton Street

I.
Existing conditions

	Building size
	56,594 sf.
	

	Year built
	1909, 1939
	

	Lot size
	35,508 sf.
	

	# Parking spaces
	10
	

	Current use
	Unoccupied
	


II. Historic considerations

The Graham & Parks School (originally the Webster School) was built in two sections. The west wing was constructed in 1909 as an addition to the original Webster School of 1852 and 1885. The earlier sections were razed in 1938 and the east wing and auditorium were completed in 1939. The 1909 section has a steel frame and brick bearing walls that were refaced in 1939 to match the new building. The 1939 portion has a steel frame, concrete floors and roof, and 16” thick brick curtain walls. 

The Graham & Parks School was designed by Boston architect Richard Shaw in a stripped-Classical style clad in red brick. The most impressive architectural features are the massive porticos on the north and south facades. Like the Longfellow School, it was last significantly renovated by the firm of Hill Miller Friedlander Hollander (now HMFH) in 1983.

Because it is more than fifty years old, the Graham & Parks School would normally be considered significant as an example of early 20th century school construction under the city’s demolition delay ordinance, but it is not protected in a district or as a landmark. School buildings of this type are usually adaptable to residential use. 

III. Zoning

	Zoning District
	 Residence C
	

	Existing FAR
	 1.59
	Variance needed for additional GFA above this FAR.

	Permitted FAR
	0.6 
	Variance needed for additional GFA on a vacant site

	Min. Lot Area/Unit
	1/1800 sf.
	

	Max. units if new bldg.
	19
	

	Max. units by conversion
	62
	

	Permitted uses
	Institutional, residential
	Institutional uses usually require SP; SP for housing > 11 units for multifamily, 5 units for townhouses.


CENTRAL SQUARE LIBRARY

240 Green Street

I. Existing conditions

	Library size
	11,632 sf.
	

	Total building size 
	149,612 sf 
	199 elderly units on the site

	Year built
	1974
	

	Lot size
	 55,828 sf.
	

	# Parking spaces
	Attached to Green Street garage (590 spaces)
	

	Current use
	Branch library
	


II. Historic considerations

Because the building was constructed in 1969, there are no historic issues to be addressed. However, redevelopment or reworking of the site might improve the urban design features of the current complex of buildings.

III. Zoning

	Zoning District
	Residence C–3 and

Central Square Overlay District
	

	Existing FAR
	2.67 
	Additional 17,872 sf allowed under zoning

	Permitted FAR
	2.0 by right

3.0 by special permit
	167,484 sf allowed at 3.0

	Min. Lot Area/Unit
	1/300 sf.; 1/150 sf for elderly units
	

	Max. units
	86 additional non-elderly units allowed.
	

	Max. units by conversion
	12
	

	Permitted uses
	Institutional, residential
	Project Review Special Permit needed for change of use or new construction above thresholds set our in 19.20 (e.g. 50,000 sf for housing)


B. PROGRAM ANALYSIS

The City currently houses a number of Human Services and School Department programs around the City.  Some are in cramped facilities and would expand if space were available.  The City pays rent for the Community Learning Center and the Multi-Service Center at 19 Brookline Street, and for the School Administration building in East Cambridge.  Consolidating some of these functions in a central building would save the City approximately $327,000 per year in rent as noted below.

Annual 
Estimated

  Existing
Rent

Future Need

Central Square Library


 11,632 sf.
City owned
11,000 –








12,000 sf.

Community Learning Center

  8,072 sf.
$158,302
12,000 – 

13,000 sf.

School Administration


28,000 sf.
$104,544
35,000 sf.


High School Extension Program

12,000 sf.
City owned
14,000 sf.

Multi-service Center



  3,490 sf.
$64,565
  5,500 sf.

Total potential in annual rent savings


$327,411

C. LEGAL CONSIDERATIONS

In order to dispose of any of these properties, the City would adhere to the requirements of M.G.L. Chapter 30B, as  follows:

1. The City Council declares the property available for disposition. 

2. The Assessing Department or an outside resource determines the value of the property.

3. The City develops RFP, which may include reuse restrictions, evaluation criteria, submission requirements, and contract terms and conditions.

4. The City may ask for a bid deposit to make sure only those interested request RFP.

5. The RFP is advertised in the Central Register 30 days prior to the bid opening and in the Cambridge Chronicle once a week for two consecutive weeks prior to the bid opening.

6. The City opens the bids, evaluates them, files a disclosure form with DCAM on the winning bid, and then executes a contract with the vendor.

In addition, the City would need to comply with the requirements of Chapter 2.110 of the Cambridge Municipal Code, which governs the disposition of City-owned property as follows:

1. The City Manager engages in a process that will result in a fair analysis of how the greatest public benefit can be obtained from the property.

2. The City Manager holds at least one community meeting to discuss the issues and community concerns, and prepares a report, including the following information:

· a description and analysis of the alternative uses for the City property, including an analysis of the public benefits and drawbacks and the financial impacts of each alternative;

· the use of the City property at the time of the recommended disposition and  any actual or projected revenues or costs associated with such property;

· the existing zoning status of the property and other City, State, and federal laws, codes, ordinances and regulations that apply to it at the time of the recommended disposition and that would apply to the various alternative uses analyzed;

· any attempts to rezone the property or to change existing laws, codes, ordinances or regulations with regard to the property that have taken place within the previous five years;

· the development potential of the property;

· a full description of development plans proposed for the site, including traffic and parking studies and other appropriate analyses of the impact on the neighboring area and the City as a whole; and

· a review of the financial arrangements being recommended, including two independently prepared impartial appraisals of such property’s worth that contain an independent, good faith estimate of such property’s worth to the prospective buyer, transferee, or lessee.

3. The City Manager submits the report to the Planning Board and to the City Council and City Clerk for public dissemination.  The Planning Board holds a public hearing not sooner than two weeks after receipt of the report, and after study, submits its recommendation to the City Manager for submission to the City Council.

4. The City Council holds a public hearing within six weeks of receipt of the City Manager’s recommendation and the Planning Board report.

5. At least fourteen days prior to the public hearings by the Planning Board and the City Council, the City Clerk posts notice of the hearings at various conspicuous locations upon the City property, giving the purpose of the hearing in detail, and shall send this written notice to the owners of property and renters, listed on the annual street list or on the assessor’s records, within three hundred feet of the City property.  The City Clerk notifies civic groups and neighborhood associations who may be affected by or interested in such disposition of City property and publishes notice of said hearings in newspapers of general circulation within Cambridge at least fourteen days prior to the date of each hearing.

6. The disposition of City property requires a 2/3 vote of the City Council.

D. Valuation

Using recent sales of properties that ranged from $56.25 to $181.68 per square foot, the Assessing Department has made a preliminary estimate of the value of the subject properties:

	Location
	Square footage
	Value/square foot
	Range of value

	Police Station
	61,474 gsf.
	$56 - 70
	$2,909,704 - $3,637,130

	Longfellow School
	74,607 gsf.
	$125 - 150
	$9,325,900 – $11,191,000

	Graham & Parks
	56,594 gsf.
	$130-160
	$7,357,200 - $9,055,000

	Branch library
	11,632 gsf. library only

17,872 additional sf.
	$75 – 100

$20 - 40
	$872,400 - $1,163,200

$357,440 - $714,880


ANALYSIS OF CENTRAL SQUARE POLICE STATION

	
	Building size
	Lot size
	Parking spaces
	Current use
	Historic considerations
	Zoning District
	FAR

Existing      Req.
	Max. housing units if new
	Max housing units by conversion
	Additional Sq. Ft.
	Estimated Value

	Police Station
	61,474
	13,208
	14
	Municipal
	Yes
	BA, CSOD*
	4.65
	1.0-1.75
	22
	68
	
	$2,909,704 - $3,637,130

	Longfellow School
	74,607
	52,595
	18
	High School Extension Program, temporary library
	Mid Camb. Conservation District - yes
	Res. C-1
	1.42
	0.75
	35
	82
	
	$9,325,900 – $11,191,000

	Graham & Parks School
	56,594
	35,508
	10
	Unoccupied
	Yes
	Res. C
	1.59
	0.6
	19
	62
	
	$7,357,200 - $9,055,000

	Central Square Library
	11,632 library only; 149,612 total


	55,828
	590 in Green Street Garage
	Library
	No
	Res. C-3 CSOD
	2.08
	2.0-3.0
	86
	12
	17,872 sf.
	$872,400 – $1,163,200

Plus

$357,440– $714,880

	*CDOS – Central Square Overlay District
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