May 11, 2005

To the Honorable, the City Council:

Re: Planning Board Recommendation on the Weed, et al Rezoning Petition to Change That Area Now Zoned Residence C-1, to Residence A-2.

Recommendation.  The Planning Board does not recommend adoption of the change in zoning designation proposed in the Petition.   

Discussion. As the attached documents suggest, a substantial number of the twenty-five lots within the proposed rezoning area, bounded by Sparks, Foster and Willard Streets, are already non-conforming for one or more dimensional reasons.  Fourteen of the lots are non-conforming as to FAR under the current Residence C-1 designation. A rezoning to Residence A-2 would significantly increase the non-conformity related to FAR and the number of dwelling units permitted, and would increase already significant non-conformity with regard to setbacks.  The prevailing small lots in this neighborhood render 21 of the 25 lots non-conforming as to lot size under the present C-1 designation as well of the proposed Residence A-2 designation.

The existing density of development within in the district suggests to the Board that the current zoning designation is appropriate.  Further analysis of the development pattern within the district also suggests that there are not many lots where additional development in the form of separate new buildings on a lot is likely to occur, a primary reason advanced for rezoning the area as proposed in the Petition.

Seven of the lots (28% of the 25 five lots involved) have significant additional Gross Floor Area remaining (per the Residence C-1 FAR regulations) sufficient to support an additional dwelling in a separate building.  That additional GFA ranges from 1,087 square feet to 2,788 square feet.  However, when required setbacks are factored in it seems likely that perhaps only three of those seven lots could accommodate an additional residential structure without a variance; other requirements, for open space or new parking, might reduce that number of lots further.

Development on those seven lots could also occur as additions onto the existing buildings, rather than as separate structures.  In that manner of development, additional GFA might be more easily accommodated.  However, because all the buildings in the district are non-conforming for one or more dimensional reasons, and thus subject to the provisions of Article 8.000, most of the remaining GFA available on a particular lot is only usable as an addition to an existing building after the Board of Zoning Appeal grants either a special permit or variance, which would provide an opportunity for public input. 

Finally, all development in the district is subject to review and approval by the Marsh Neighborhood Conservation District Commission and in many cases may require either a special permit or variance from the Board of Zoning Appeal.  When that level of review is coupled with the fact (1) that many of the lots are now developed consistent with the Residence C-1 requirements, (2) that a rezoning to another district will significantly increase the degree of non-conformity for many lots in the affected area, and (3) that only a very few lots are likely to be suitable for construction of new freestanding dwellings, the Planning Board finds no compelling reason to change the current zoning designation for the area.

As a final historical footnote, this area has been zoned residence C-1 since 1962 and Residence C-1 with a slightly different set of regulations since 1943.  This area, with the same district lines, was zoned with equivalent zoning districts (with simpler regulations and different names) in 1923 when zoning was first adopted in Cambridge.

Respectfully submitted for the Planning Board

Barbara Shaw, Chair

Attachments:
Weed, et al Zoning Petition: Comparison of Existing and Proposed Zoning Provisions


 Weed, et al Zoning Petition: Comparisons of Non-conforming Status of Lots, by Zoning District


Weed Petition Area Zoning History

Weed, et al Zoning Petition

Comparison of Existing and Proposed Zoning Provisions

	
	Residence A-2
	Residence C-1

	
	(Proposed)
	(Existing)

	FAR*


	0.50
	0.75

	Height


	35 feet
	35 feet

	Minimum Lot Area


	6,000 square ft


	5,000 square ft

	Lot area/DU


	4500 square ft
	1500 square ft

	Yards
	
	

	Front
	20 ft minimum
	10 ft minimum

	Rear
	25 ft minimum
	20 ft minimum

	Side


	10 ft/sum of 25 ft
	No minimum/by formula



	Open Space


	50%
	30%

	Uses


	Single family/conversion to two family 


	All residential

	Special Provisions
	Only one house per lot allowed


	Multiple dwellings on a lot allowed


* Does not include any bonus for affordable housing.

Weed, et al Zoning Petition

Comparison of Non-Conforming Status of Lots, by Zoning District

	
	Residence C1 District (current)
	Residence A2 District (proposed)
	Residence B District  (adjacent)

	Total lots 
	25
	25
	25

	Min. lot size (square ft)
	5,000
	6,000
	5,000

	Max. FAR
	0.75
	0.50
	0.50

	Min. lot area/ dwelling unit
	1,500
	4,500
	2,500

	# of non conforming lots based on Min. Lot size requirements
	21
	21
	21

	# of non conforming lots based on Max. FAR*
	14
	19
	19

	# of non conforming lots based on # of  existing dwelling units
	8
	21
	14

	# of possible new units based on Min. lot Area per Dwelling Unit 
	16
	0
	3


*Note: Gross Floor Area (GFA) based on data from Assessor’s records.

Weed, et al Petition - Area Zoning History

Encompassing the Area Currently Zoned Residence B, Residence C-1 and Residence C-2 from Willard Street to Channing Street

I. 1924: First Zoning Ordinance – With Early, Simpler Zoning Districts

R2 District along Mount Auburn Street

R3 District covering the same area now zoned Residence B and Residence C-1 between Willard Street and Lowell Street.

R4 District covering the area now zoned Residence B between Lowell Street and Channing Street.

II. 1943: First Major Revision - Current Districts begin to Take Shape, with Modern Designations

Residence C-2 District along Mount Auburn Street from Willard Street to Channing Street

Residence C-1 District covering the same area now zoned Residence B and Residence C-1 between Willard Street and Channing Street.

III. 1962: Second Major Revision – District Provisions Similar to Present

Residence C-2 District along Mount Auburn Street, in its present extent from Willard Street to Sparks Street

Residence C-1 District covering the same area as present, from Willard Street to Sparks Street.

Residence B District replaces the Residence C-1 District (as delineated on today’s map) from Sparks Street to Channing Street.

