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CITY OF CAMBRIDGE, MASSACHUSETTS

PLANNING BOARD

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA  02139


October 19, 2010

To the Honorable, the City Council:

Subject: McKinnon Petition to Amend Section 13.70 – Planned Unit Development in the North Point Residence District to allow approval through the PUD special permit process of an exclusively non-residential development in that portion of the district south and east of Charlestown Avenue/Gilmore Bridge.

Recommendation.  The Planning Board recommends adoption of the Petition as filed with amendments that would limited the effect of the proposed changes to property south and east of Charlestown Avenue/Gilmore Bridge.

Discussion. The Petition would make modifications to several provisions of the Section 13.70: (1) allow the approval of a Planned Unit Development that is totally commercial. Currently any approved PUD must contain at least 65% residential uses; (2) allow a maximum height of 150 feet for portions of the district that are currently limited to 85; and (3) allow the Development Parcel constituting the PUD to be a minimum 100,000 square feet.

The proposed changes are intended to facilitate the reuse of a vacant parcel of land, among other parcels, now owned by the Commonwealth and considered surplus property.  It is located in the area of the PUD district near to the Charles River and abutting the highway ramps associated with the Zakim Bunker Hill Bridge.  An office building has been proposed by EF Education First for this surplus parcel.     

The Planning Board finds development proposed on this site, and the changes to the applicable zoning that would allow a building to be approved, appropriate in the context of nearby buildings that are between 115 and 220 feet high. Elevated highway ramps immediately abut the parcel; a tall building at this location would not be out of place. 

The North Point PUD, Section 13.70, is generally structured to ensure that there is a large component of housing within the district as it approaches full development so as to limit the impact of peak hour traffic from future development on the access roads that are already heavily used. The amendments proposed here would not require any housing; this waiver is limited, however, by the amendments proposed and has the public benefit of assisting a good Cambridge company to expand its operations at its current location. The one modification to the Petition recommended by the Planning Board would tighten this use exemption provision further by limiting its applicability only to the portions of the PUD District south and east of the Gilmore Bridge/Charlestown Avenue.

The Planning Board and the community will continue to be involved, should the amendments be adopted, in the special permit review process that will be required to approve the specific design of any building that may be proposed in the future.

Respectfully submitted for the Planning Board,

Hugh Russell, Chair

Amendments to the Petition Language Recommended by the Planning Board
(Amended language indicated in bold underlined italics)
I. In the proposed new Section 13.73.0 add the following additional phrase:

13.73.0    Special Permit for Non-Residential Uses. For that portion of the Planned Unit Development in the North Point Residence District-Section 13.70 (PUD District) located entirely southeasterly of the centerline of Charlestown Avenue the Planning Board may permit up to (100) percent of the total authorized Gross Floor Area within a Development Parcel to consist of non-residential uses if there is only one (1) building proposed to be located within the Development Parcel. 

II. In Section 13.74.2 add an additional phrase as follows:

13.74.2
Minimum Development Parcel Size.  The minimum size of the Development Parcel shall be the larger of (1) one hundred thousand (100,000) square feet or (2) seventy-five percent of the area of a lot or combination of lots (a) in existence as of June 1, 2001 and (b) held in common ownership where it is proposed to incorporate any portion of such lot or lots within the Development Parcel, provided that clause (2) shall not apply to a lot or combination of lots owned by The Commonwealth of Massachusetts or a department thereof as of June 1, 2001 and located within that portion of the PUD District located southeasterly of the centerline of Charlestown Avenue.  The area of a Development Parcel may include land dedicated (after adoption of this Section 13.70 and prior to the issuance of any building permit for work under  a PUD special permit under this Section 13.70) by the owner or former owner of the land, whether in fee or by easement, deed restriction, covenant or comparable legal instrument enforceable by the City of Cambridge or other public entity, as a public way, private way open to public use, or public open space.

III. In section 13.74.3 (1) (a) delete the proposed text and substitute therefor the following:

(a) That area consisting of the portion of the PUD District located southeasterly of the centerline of Charlestown Avenue.
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