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The City has seven planning areas that are incorporated
into this plan. No changes in the boundaries of those
areas are suggested. The graphic that follows illustrates
those planning areas.

Land use and zoning are different. The City's Zoning
Ordinance, like many others, does not recognize certain
uses, such as Agricultural/Wooded, Public/Semi-Public,
and Parks/Open Space, as actual zoning classifications.
Instead these uses are located within the three general
zoning classifications of Residential, Commercial, and
Industrial.

Planning
Areas

There are a number of goals for Cambridge that are critical to the land use plan
suggestions. These goals are as follows. The goals should be understood as a
composite. They are not presented in order of their importance, nor is any one goal
deemed to be of greater value than another.
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| Cambridge called for by the adopted
1996 Dorchester County Comprehensive

Plan.

=) ¢ Maintain and enhance fiscal
ﬂﬂﬂ' responsibility and prudence through the

future development pattern of the City.

m GE e Preserve and enhance the character of

Hdrk Todis Bidng Gl v Cambridge and its natural assets.

e Develop Cambridge as a sustainable
community where flexible development
is used to enhance quality and create investment opportunity.

e Expand the opportunity for citizen input into the planning and
development process in a manner that also enhances investment
opportunity.

o Enhance the core as the commercial and activity center.

jﬁ e Accommodate the growth within
O

The suggestions that follow are not to be construed as being exclusive in nature,
Throughout other sections of this comprehensive plan land use related suggestions are
made with respect to downtown, to the Pine Street area, and to parts of Washington, to
be defined as The Workings. The suggestions that follow are in addition to those
previously noted.

Achievement Of Growt

Cambridge needs to take a proactive approach to
planning the annexation and future use of county
lands just outside City boundaries. Much of the
household growth that has occurred in Cambridge
since the last adopted comprehensive plan has come
from annexation as already noted. Additional
household growth has also resulted from the
subdivision of housing units. (This latter activity is one
that, in general, should not be continued and, in fact,
suggestions will be made for the reversal of those that
have been subdivided.)

Annexation is also felt to be a key component in the future of Cambridge. Once again,
Dorchester County has called for Cambridge to capture much of the future growth in the
county. Annexation will be essential to the growth process.
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Annexation is also important to maintain the fiscal health
of the City. On occasions, the City has been asked to
provide services to areas outside of its boundaries. While
direct compensation for some of those services is
provided through one or another user or other fee, in
some cases there is no direct compensation to the City.
m Furthermore, as the total costs to the citizens of

Cambridge are not generally borne by the particular fee.
I]GE As long as the primary means of local revenue generation
i adions uing Gre! Fles is the property tax, annexation is fundamental to fiscal
survival of the City.

\E=

Also, the character of Cambridge could be damaged by
lack of control over the development of the area that surrounds the jurisdiction.
Preservation and enhancement of the character of Cambridge is as much a factor of
the existing building stock and conditions as it is the future development. Thus,
Cambridge must insure not only its ability to meet the county desired growth pattern
and its own fiscal responsibilities to its citizens, but also its character of the community
through annexation.

The following map defines the areas around Cambridge that should be annexed in the
future.
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In addition to utilization of annexation to accomplish growth, the following additional
policies are included with respect to annexation:
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e any future provision of services outside

the City should be linked to annexation;
m e where fees are not currently applied for
specific services on properties outside

/@S the City, fees in lieu of taxes should be
instituted; and
ﬂﬂﬂl o those currently receiving services who
are outside the City should be annexed
GE to the City over the next ten years.

Hiskotic Traditions Buikling Greot Fuures

In addition to
annexation, a series of planning studies,
sometimes called "subarea" plans, would
provide clear answers about the type of
development that is both possible and
acceptable in these as yet undeveloped areas.
Subarea plans typically analyze development
constraints such as wetlands, soil types, and
other natural features, the ability to provide
infrastructure, and existing zoning categories.
What emerges are a series of land use options
based on actual conditions. Cambridge could
then make policy decisions about the type of
land uses it would support in the future. More detailed than a land use plan, subarea
plans have the ability to go into more detail about density levels, points of access and
infrastructure, and can even include architectural standards.

The following additional policies are established for the potential developable lands
either within the boundaries or outside of the current boundaries of the City but to be
annexed in the future.

e Housing should be the dominant land use for many of the
undeveloped areas.

e Expansion of industrial activity is also desirable in appropriate,
compatible areas that are currently undeveloped. Subarea analysis
and plans as well as regulations with respect to the airport should be
important considerations in site specific conclusions.

Housing diversity should be encouraged.
Additional retail should be limited to neighborhood convenience
services in new communities.

e Public access to the waterfront could be facilitated by the use
incentives that encourage the dedication of public lands along the
waterfront. The dedication of land for public use would allow a
developer to take a density bonus, an increase in the number of units
of per acre based on the size of the dedication. This type of incentive
should be incorporated into the planned unit development regulations.
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ﬂ The City needs to add a planned unit development (PUD)
M provision to its zoning ordinance. PUD becomes critical
)

to success of achieving the aforementioned goals.

Though the PWCD could be geographically extended to
I include other areas of Cambridge, particularly along its
R"]GE waterfront, Cambridge will still need a PUD ordinance.
The fact that a PUD floats within the zoning map gives
Cambridge more flexibility in encouraging and negotiating
future development. There are several reasons why a
PUD is essential to Cambridge.

il

Historic Traditions Bulding Grea! Fuhes

o Development under a PUD allows flexibility and creativity in designing
and implementing development or redevelopment.

» The PUD would apply to areas that are not eligible for development
under the Planned Water Community District (PWCD). ,

s A PUD provision will give Cambridge a tool for determining the future
of significant development projects.

e The PUD approval process requires developers to negotiate with City
officials, rather than confronting the City with an "all or nothing"
scenario.

o PUD negotiations allow officials to demand better coordination with
surrounding properties.

e PUD approval is based on actual site and use concepts that City
officials and neighboring residents are able to review as part of the
decision making process.

A PUD is a zoning tool that provides flexibility for both the municipality and the
developer in organizing and approving projects that are significant to the community
either because of their complexity, impact on surrounding neighborhoods, or potential
to spur further development activity. In many communities, a PUD is a floating zone
that only attaches itself to a land area at the request of the property owner. The use of
the PUD in Cambridge should be mandatory, triggered by the size or type of a specific
development project. For example, any infill project over two acres, and any new
development over five acres in size should require the use of a PUD.

Though a PUD is associated most often with residential development, it is equally
effective and useful as a tool for commercial, office, or industrial development. The
existing zoning code now provides for a planned industrial district and planned
shopping center districts. These categories and their regulations should be replaced by
the PUD.

PUD gives a property owner the right to subdivide the property for parcelization to
commercial land users. For example, it would allow an office building within a hospital
complex to be subdivided and owned by a separate entity. In a traditional zoning
district, the office building might not meet setback and use requirements and could not
be subdivided and owned as a separate parcel.
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The flexibility of the PUD comes from a review process
that considers the project as a whole and allows all
approvals and permitting to be accomplished at one time.
Cambridge's ability to review PUD applications is critical
to the success of the PUD concept. The review requires
knowledge of site design and layout, architectural
ﬂ—“‘l standards, and the ability to negotiate with developers

ﬂﬂ over design and real estate issues.
BRIDGE

oo Todsons Boking Grea s Moreover, PUD provisions allow the developer to provide
a mixture of uses that would not meet zoning setback and
bulk requirements of a traditional zoning district. The
PUD encourages the best possible design for
development by waiving often rigid setback and use restrictions in return for high quality
site planning and architecture. Certain aspects of the design may require more
strenuous standards than would be the case with a traditional zoning district, while
other elements may merit a certain loosening of standards. Bulk regulations for
development are expressed in terms of the overall density of the project rather than on
a lot by lot basis.

D

A PUD ordinance can tie into other goals of the comprehensive plan such as an
expansion of public waterfront areas and pedestrian or bicycle paths. A series of
density bonuses that allow the developer to increase the number of developable units
or floor area ratio should be directly tied to the provision of such amenities as dedicated
parks or waterfront, or connections to trail systems. Incentives should also be offered
in return for architectural or design features that go beyond what is necessary for the
project. This gives Cambridge a tool for negotiating a higher standard of design in
important projects.

A PUD provision in Cambridge would provide an immediate benefit in negotiating the
future of two significant projects: the redevelopment of the Eastern Shore Hospital
Center; and a possible new medical complex at the intersection of Woods Road and
Route 16 Bypass. Possible development of the Eastern Shore site calls for a mixture
of housing, golf course, hotel, and conference center. This is an excellent example of a
project that would benefit from a PUD development. Building and zoning approval
under a PUD will help determine access to different uses on the site, lot size and
configuration, the quality of housing that will be built, and the retention of scenic
features. It will also allow officials to negotiate how the property is connected to
downtown Cambridge, Sailwinds, and to the waterfront. It might be appropriate to
require some type of pedestrian or bike path to connect the redeveloped property to
other recreation and entertainment features of Cambridge.

As hospital plans are clarified at Woods Road and Route 16, the development project
will likely combine a non-profit private hospital use with for a private office buildings for
physician medical groups. Hospital complexes often require a mixture of ownership
and uses that would be difficult to organize and approve under traditional zoning.
Parcelization of the property, as described in the section above, would be made easier
by use of the PUD.
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There are other infill development sites within Cambridge
where a PUD would be useful. This is especially true of
those areas where there is conflict between appropriate
building types and current zoning requirements. The
m ability to connect residential uses with commercial and
office can be useful in generating enough of a market to
E sometimes sustain revitalization.
Hislovic Troditions Building Great Fubwes )

&=

Cambridge officials must have a voice in the negotiation
process before being confronted with a "take it or leave it"
attitude from the development community. But without a tool or staff for directing that
negotiation, Cambridge is left out of the picture. A strenuous annexation policy would
require PUD approval for any property owner seeking annexation of a parcel over two
acres. That is, any property owner that requests annexation in order to receive
municipal services would be required to seek a PUD approval from the City of
Cambridge. This would give Cambridge officials not just a seat at the negotiating table,
but a powerful voice in final approval.

Some projects have serious side effects that can adversely impact surrounding
neighborhoods, such as traffic, noise, or run-off. Conversely, with some foresight, new
development can offer important spill-over benefits to the surrounding community. A
simple adjustment in the location of a major entrance can facilitate an increased use of
commercial areas by workers in an office complex, or draw hotel guests out of the
complex and into the community to sample local entertainment and restaurants. A new .
project can be designed to complement a neighboring use, or to shield the surrounding
community from undesirable impacts.

Another benefit of the PUD is that approval is based on actual site and use concepts
that the community is able to review prior to project approval. The approval process
provides for community input on the merits of the design, the use concept, and its
expected impact on the surrounding neighborhood. By contrast, a request for a zoning
amendment does not require nearly the amount of disclosure of future use, which puts
the surrounding neighborhoods and entire community at a disadvantage and promotes
suspicion rather than negotiation.

The text of the ordinance should be organized as a new section of Article II. District
Regulations (Section 20-15D Planned Unit Development) of the zoning chapter in the
Cambridge municipal code. The following is the suggested text for the proposed PUD
section.

72




CITY OF CAMBRIDGE
CHAPTER 20
SECTION 20.15D - PLANNED UNIT DEVELOPMENT

(a) Generally
Planned unit developments offer an opportunity to
ﬂﬂﬂ provide flexibility in designing and implementing
large development projects. The ability to provide
an approval process over a unitary plan of
i TodiionsBaking Greol kves development is intended to encourage the highest
quality of design and site planning that will have a
beneficial impact on the health, morals, security,

= YoB -

=
=
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(b)

(c)

and general welfare of the neighboring areas and
the City of Cambridge. The standards provided in this section are meant to
protect the character and nature of the district in which the planned development
is located, while encouraging sound and imaginative development that is an
appropriate use of land within the planned development and which offers an
incentive for the coordinated review of large development projects.

Establishment of District

The planned unit development shall apply to any new development projects of
five more acres; and any infill development project of two or more acres; and to
any development project of two or more acres located in the county at the time of
application, as a condition of annexation approval.

Criteria for Establishment of District

1. the plans for the development are in general conformance with all
elements of the Comprehensive Plan for the City and character and
nature of existing and contemplated development in the vicinity of the
proposed development;

2. the development will preserve unusual topographic or natural features of
the land;

3. the design of the development will best utilize and be compatible with the
topography of the land;

4, the physical characteristics of the development will not adversely affect

future development or value of undeveloped neighboring areas or the use,
maintenance, and value of neighboring areas already developed;

5. the development will secure for its residents and neighboring residents
substantially the same benefits with respect to availability of light, air,
open space, and street access as would be provided by the application of
the appropriate district regulations;

6. the development will secure for its residents and neighboring residents
substantially the same protection from fire, health hazards, and other
dangers as would be prowded by application of the appropriate district
regulations; and

7. the development will permit design features that would not be possible by
application of the appropriate district regulations.
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(d) Responsibilities of Administrative Agencies

Department of Public Works, to ensure compliance

/_@3 It shall be the responsibility of the City, through the

m with the criteria and standards set forth in this
section and with those set forth in the development

DGE plan adopted for any PUD, both as to the general

Hisoc Todsns Buling Gl Fokes development of the particular PUD and as to

specific development projects proposed for
construction within same as referred to them. Any

(e)

(f)

(9)

request for a PUD shall be presented to the
Planning and Zoning Commission (referred to in this section as the Commission)
in accordance with the following procedures, and a recommendation made by
them to the City Council. Any person aggrieved by any action of the
Commission under section may appeal the same to the Zoning Board of Appeals
as defined in this chapter.

Use Regulations

No less than sixty (60) percent of the uses in the development must conform to
the uses permitted in the underlying zoning district. Uses which may be allowed
under this chapter, but which would not be allowed within the underlying district,
shall be necessary or desirable and appropriate with respect to the primary
purpose of the development, and not of such a nature, or so located, as to
adversely affect the surrounding neighborhood.

Bulk Regulations

The bulk regulations for planned developments are expressed in terms of overall
density for the entire development, rather than on a lot-by-lot basis, in order to
promote an integrated site plan. It is intended that the application of these bulk
regulations will result in overall development that is not less beneficial to the
residents than would be obtained by application of the district bulk regulations.

Pre-petition Conference

Prior to official submittal of an application for consideration of a planned
development, the petitioner shall meet with the Planning and Zoning
Commission, or its staff for a preliminary conference as to the scope and nature
of the proposed development. The purpose of the pre-petition conference is
twofold: to review the format and content of the proposed submittal in terms of
the requirements for the development plan and specifications, and to provide an
initial discussion of the development plan in relationship generally to the criteria
for the establishment of a district, the Cambridge Master Plan, and community
hearings.
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application shall be made by the property owner,
or his agent, to the City Council. The City Council
shall refer the application, together with a

Ell Following this preliminary conference formal

D proposed ordinance and all relevant data to the
Planning and Zoning Commission under the

m provisions of these regulations and shall forward
copies to the Zoning Administrator. The Planning

Rmﬁ{: and Zoning Commission in  making

i odors Buklg Greo Ftoes recommendations to the City Council shall be

guided by the standards set forth in subsection (c).

(h) Review of Development Project by Planning and

Zoning Commission

The design features and standards of developments within the planned
development shall be in addition to the regulations set forth in this ordinance,
conform to a development plan, including details and specifications as may be
required, which is approved by the City Council. The development plan shall
include, as a minimum, the following:

In determining its recommendation, the Commission, in order to ensure a
uniform, non-discriminatory and effective process for a project, shall follow the
procedures outlined in this subsection. Drawings, samples, and project plans
should be submitted to and shall be considered by the Commission in three
stages: preliminary, design development and final.

1.

Preliminary.

A preliminary submission should include a preliminary site plan indicating
location, relationship to surrounding properties, height and general
design of improvements, uses, type, and location of structures, density
and square footage for various uses, parking arrangements and vehicular
and pedestrian circulation patterns, setbacks from roadways and water,
proposed amenities such as recreational and open space areas including
those dedicated for public use or to be owned and maintained by a
property owners’ association, and architectural drawings indicating the
proposed appearance of buildings, i.e., conceptual elevations and a
general description of exterior colors and materials.

The site plan must also include the location of existing and proposed
sewer and water facilities, existing topography and storm drainage pattern
and proposed storm drainage system showing basic topographic changes,
detailed time schedule for the implementation and construction of the
development. Further, the preliminary submission must include statistical
data on total size of project area, density computation, proposed number
of residential units by type, and other similar data pertinent, and a copy of
the intended organizational structure related to property owners’
association, protective covenants, and provision of services.
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The preliminary submission must include a
statement listing in detail any variance in the

GO

preliminary submission for the development

project from the criteria and standards set

m forth in this chapter and those set forth in
the applicable development plan, and the

mBRmGE reasons. No recommendation of a
i Todiions Bukling Grea ubs development project plan shall be deemed

to encompass any such variance unless this
statement is identified in the preliminary or

subsequent submissions as defined in the
subsection.

Design development.

The design development submission shall include a response to all
previous comments and suggestions of the Commission. The submission
must include an accurate site plan with documentation specifying location,
size and type of all plant materials, architectural drawings showing all
elevations with details of trim and finishes, accurate sample indications of
all color and materials to be used, a complete sign plan for the project
locating and describing all signs and other graphics, and an exterior
lighting system plan including locations, mounting heights and actual
manufacturers catalog photographs of proposed fixtures.

Final.

The final submission shall include a response to all previous comments of
the Commission, final construction documents for all external architecture,
final landscaping plans, actual material samples, and list of proposed
temporary construction conditions, i.e. sales office, trailer, storage location
and temporary signs.

The Commission shall have 20 days from the date of submittal at each of the
three stages described in this subsection to return same to that entity or person
submitting same with the notation that the submittal is incomplete or that the
submittal has been accepted as complete. The Commission shall have sixty
days following such notification to review the submission and allow the applicant
to proceed to the next submission step.

Prior to approval or disapproval of the final submission, the Commission shall
hold a public hearing to allow a forum for public comment on the development
plan. The hearing shall follow a 15 day notification period.
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After the Commission has reviewed the final
submission for a development project, it shall so
notify that person submitting same of its

ﬂ recommendation in writing. Simultaneous with
B such recommendation the Commission shall
) submit to the City Council for its review the entire
h—m submission file for the particular development
project, including all documents, writings, and

E other pertinent items. The Commission shall, in its

i ldiions Bukling Grot ks submittal to the City Council, particularly make

note of any variance from the applicable
development plan or the criteria and standards

(i)

contained in this chapter which is contained in the
submission for the particular development project and for which it shall have
recommended approval or disapproval, together with the reasons for its
recommendation.

Final Approval of Development Project by City Council

The Planning and Zoning Commission shall forward their reports and
recommendations in writing, together with the reasons therefor, to the City
Council with copies to the Zoning Administrator after a bill approving the
proposed development plan has been introduced into the City Council.

No later than 60 days from the date the bill is introduced into City Council the
Council shall hold a public hearing in relation thereto. Said public hearing shall
follow 15 day notification period, and on completion of the hearing or within 20
days thereafter the Council may:

1. approve or disapprove the plans as submitted, or

2. may grant conditional approval, or

3. may require that the plans be modified, altered, adjusted, or
amended by the applicant prior to approval.

Such authorization by the City Council shall be in the form of an ordinance with
copies to the Planning and Zoning Commission and the Zoning Administrator.
The ordinance and plans as approved by the City Council constitutes a binding
agreement by the developer that he will proceed with the development in strict
accordance with the approved plan and the detailed time schedule which shall
be set forth therein.

Building Permits

All building permits relating to the development plan shall be reviewed by the
Planning and Zoning Commission or its designated staff. The Commission shall
determine if the permit request is consistent with the planned development as
approved by City Council.
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Design Approval
The City Council shall have the authority to grant

design approval of individual elements within the

planned development to the Planning and Zoning
Commission as the plans are finalized.

NN | G Amendment of Adopted Development Plan

;u;ngeﬂoﬁwﬁ Modification of the plan as approved by City
Council shall be defined as either minor or major
changes. A developer with a request for a change

(k)

to the plan as approved by City Council shall

present its request to the Planning and Zoning Commission, which will determine
if the change is a minor or major change to the development plan.

1.

Minor Changes

The Commission may approve upon written request, minor modifications
when limited to design features and interior planning; however, in no
event shall this be interpreted to include any change or increase in the
applicable density or bulk regulations. An extension or minor modification
in the detailed time schedule may be made by the Commission upon a
showing of reasonable cause by the developer filed in writing. Any such
authorization by the Commission for a minor change shall be in the form
of a written order with copies to the Zoning Administrator and the Planning
and Zoning Commission.

Major Changes

Major changes shall not be allowed unless processed as a new
application under these provisions. A major change is defined to include
a proposed increase in the density of the project, an increase or decrease
in the bulk or size of structures, or a significant change to the site plan,
and changes of use.

Certificate of Completion; Use and Occupancy Permit

At such time as a development project has been completed in accordance with
those plans and specifications for same, as approved by the City Council
pursuant to subsection j. of this section, the City Council shall issue a certificate
of completion to so certify. Such certificate of completion shall only be issued
after the Department of Public Works has inspected the development project and
recommended the issuance of a certificate of completion. No use and
occupancy permit for any structure within a development project shall be issued
by the department of public works without there having been first a review and a
certificate of completion issued by the City Council.
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() Failure to Comply

Failure to comply with the conditions and
D regulations as herein established and as
— specifically made applicable to a specific project

development shall be cause for cancellation of the

ﬂﬂﬂ' approval for said project. At least 15 days notice
m R"]GE shall be given by the Zoning Administrator to the
Fitic odiions Budng GreotFuhs developer to appear before him and answer any

such charge of non-compliance. If the Zoning
Administrator finds the charges substantiated, he

(m)

(n)

may order, subject to the right of appeal to the
Zoning Commission, the cancellation of the project approval, if the situation is
not satisfactorily adjusted within a specific period, and may take such other
action as is appropriate.

Non-Conforming Uses

The provisions of section 20-17 of this chapter shall be specifically applicable to
this section, except that a non-conforming use of a building or parcel of land
shall be that use that 1)legally existed on the date of adoption of a resolution
declaring an area to be planned unit development, and 2) did not comply as of
said date with the provisions and regulations of the adopted PUD plan. A use
non-conforming prior to approval of the PUD plan may be authorized as a
condition of PUD approval to continue as a non-conforming use or as a
permitted use.

Residential Planned Development

The following use and bulk regulations shall be applicable for a planned
development(s) located in Residential Districts:

1. Use Regulations

a. Uses specified as permitted uses in the district in which the
development is located except that where single family detached
dwellings are permitted, two family, townhouses, and multiple-
family dwellings may also be allowed when specifically approved as
part of the development plan.

b. Uses specified as conditional uses in the district in which the
development is located, when specifically approved as part of the
development plan.

C. Uses specified as permitted and conditional uses in the C-1
districts, when specifically approved as part of the development
plan.

2. Bulk Regulations
a. Area and Coverage
A planned residential district requires a minimum of two acres.
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b. Gross Density
R-1 District: no more than 4 single
family dwelling units per acre.
R-2 District: no more than 5 single
family dwelling units per acre.
R-3 District no more than 8 single

NN family dwelling units per acre, no
IDGE more than 15 two family dwelling
units per acre.

R-4 District no more than 7 single
family dwelling units per acre, no
more than 15 two family dwelling

units per acre, no more than 10 townhouses per acre, and no more
than 20 units of multi-family per acre.

Gross Density and Floor Area Ratio Premiums

A planned development that includes the dedication of a public
park of five acres or more shall be eligible to receive a density
premium of 10 percent. The provision of unique design features
that go substantially beyond that required by the development
criteria shall be eligible to receive a density premium of 10 percent.
The provision of dedicated bicycle or pedestrian paths that connect
with or to public parks or paths shall be eligible to receive a density
premium of 10 percent.

The maximum total density premium shall not be more than 20
percent.

Yards

The yard requirements of the district in which the development is
located may be waived when specifically approved as part of the
development plan.

Building Height and Floor Area Ratio

The building height and floor area ratio requirements of the district
in which the development is located may be inapplicable when
specifically approved as part of the development plan. The City
Council shall have the authority to approve as part of its overall
approval of the PUD any and all variances to the bulk requirements
for the underlying zoning districts.

The following ratios shall be used:

In the R-1 and R-2 districts: a floor area ratio of 0.6
In the R-3 and R-4 districts: a floor area ratio of 1.0
In the C-1 district: a floor area ratio of 1.0
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f. Off-Street Parking.
(H In accordance with the requirement in
ﬂ Sec. 20-20 as they apply to the uses
D
)

in the district in which the
development is located. The parking
requirements need not be cumulative
NN for each of the uses proposed for the
E development, if it can be
demonstrated that parking can be
shared by the uses. Approval of the
PUD application may provide a
reduction in the parking requirement.

Historic Trodifions Building Great Fatures

(0) Commercial Planned Developments

The following use and bulk regulations shall be applicable for planned
development located in Commercial Districts:

1. Use Regulations
a. Uses specified as permitted uses in the district in which the
development is located.
b. Uses specified as conditional uses in the district in which the

development is located, when specifically approved as part of the
development plan.

C. Uses specified as permitted and conditional uses in other
commercial and residential districts, when specifically approved as
part of the development plan.

2. Bulk Regulations
a. Area and Coverage
A planned commercial district requires a minimum of two acres.

b. Gross Density
R-1 District: no more than 4 single family dwelling units per acre.
R-2 District: no more than 5 single family dwelling units per acre.
R-3 District no more than 8 single family dwelling units per acre, no
more than 15 two family dwelling units per acre.
R-4 District no more than 7 single family dwelling units per acre, no
more than 15 two family dwelling units per acre, no more than 10
townhouses per acre, and no more than 20 multi-family units per
acre.

C. Gross Density and Floor Area Ratio Premiums
A planned development that includes the dedication of a public
park of five acres or more shall be eligible to receive a density
premium of 10 percent. The provision of unique design features
that go substantially beyond that required by the development
criteria shall be eligible to receive a density premium of 10 percent.
The provision of dedicated bicycle or pedestrian paths that connect
with or to public parks or paths shall be eligible to receive a density
premium of 10 percent.
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The maximum total density premium
shall not be more than 20 percent.

d. Yards
The yard requirements of the district
in which the development is located

NN may be inapplicable when specifically
I E approved as part of the development
plan.

e. Building Height and Floor Area Ratio

The building height and floor area
ratio requirements of the district in which the development is
located may be inapplicable when specifically approved as part of
the development plan. The City Council shall have the authority to
approve as part of its overall approval of the PUD any and all
variances to the bulk requirements for the underlying zoning
districts.

The following ratios shall be uses:

In the R-1 and R-2 districts a floor area ratio of 0.6
In the R-3 and R-4 districts a floor area ratio of 1.0
In the C-1 and C-2 districts a floor area ratio of 1.0

Off-Street Parking.

In accordance with the requirement in Sec. 20-20 as they apply to
the uses in the district in which the development is located. The
parking requirements need not be cumulative for each of the uses
proposed for the development, if it can be demonstrated that
parking can be shared by the uses. Approval of the PUD
application may provide a reduction in the parking requirement.

(p) Industrial Planned Developments

The following use and bulk regulations shall be applicable for planned
development located in Industrial Districts:

1. Use Regulations

a.

b.

Uses specified as permitted uses in the district in which the
development is located.
Uses specified as conditional uses in the district in which the
development is located, when specifically approved as part of the
development plan.
Uses specified as permitted and conditional uses in other industrial
districts, when specifically approved as part of the development
plan.
Uses specified as permitted and conditional uses in the C-1
commercial districts, when specifically approved as part of the
development plan, and kept to a maximum of 15% of the total
permitted floor area ratio.
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2. Bulk Regulations
a. Area and Coverage
ﬂ A Planned Industrial District requires
a minimum of five acres.

b. Yards
NNN The yard requirements of the district
G in which the development is located
may be inapplicable when specifically
approved as part of the development
plan.

Histosic Tradiions Building Great Fuhwes

C. Building Height and Floor Area Ratio
The floor area ratio for Industrial Planned Districts shall be 1.0.

d. Off-Street Parking.
In accordance with the requirement in Sec. 20-20 as they apply to
the uses in the district in which the development is located. The
parking requirements need not be cumulative for each of the uses
proposed for the development, if it can be demonstrated that
parking can be shared by the uses. Approval of the PUD
application may provide a reduction in the parking requirement.

(@) Zoning Maps

The Zoning Administrator shall delineate and designate approved planned
developments on the official zoning maps for informational and reference
purposes. A file, available for inspection by the public, shall be maintained by
the Zoning Administrator for each planned development so designated. The file
shall contain a record of the approved development plan and all matters
pertaining thereto.

The process begins with a pre-petition conference. This meeting between a
prospective applicant and a City staff person with expertise in the PUD process is
meant to be an informal discussion to explain to the applicant the purpose of the PUD.
The applicant will be given detailed instructions on the type of information that must be
supplied, the standards that City staff and officials will use to judge the application, and
the time frame for approval. It also gives the applicant an opportunity to share the
nature and scope of the proposed development and receive some advice from staff as
to how to make the project conform with local expectations.

The Pre-petition conference is followed by a formal application. As with the PWCD
procedures, the Planning and Zoning Commission would be asked to review the project
application and make a recommendation to the City Council. The initial approval of the
PUD should be under the City Council, with subsequent design approvals or minor
modifications made at the Commission level. The standards by which a PUD
application will be judged must be clearly stated in the text of the ordinance. These
should include conformance to the comprehensive plan, compatibility with surrounding
land uses, and the impact of the project on the existing land uses, or the ability to
develop adjacent property in the future.
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This section of the text will describe how the petition travels
through various boards and commissions, and the contents of the
application itself. It will be important to make sure that the
procedure used in the PUD mirrors the PWCD procedure to avoid
unnecessary training for staff and officials.

The proposed process is illustrated in the graphic that follows.

Applicant decides to
apply for PUD

P&ZC informs applicant
that submission is complete
or incomplete in 20 days

Within 60 days, City
Council holds public
hearing following 15 day
notification pericd

Applicant meets with
staff in a pre-petition
conference

P&ZC reviews preliminary

application within 60 days.

Applicant may resubmit or
move to final application

L

Applicant prepares
submission with aid of
architects, engineers, or
other professionals

City Council approves,
disapproves, grants
conditional approval, or
requires modifications to
development plan

Applicant submits final
application

Applicant submits
preliminary application

(Approved Plans)
Applicant submits
elements of development
plan to P&ZC for design
approval

P&ZC informs applicant
that submission is complete
or incomplete within 20
days

ot

P&ZC informs applicant
that submission is
complete or incomplete
in 20 days

Applicant submits
building permits to P&ZC
to check with
conformance to
development plan

P&ZC holds public hearing
following a 15 day min.
notification period

(When necessary)
Applicant brings requests
for amendments to the
development plan to
P&zZC

<.
P&ZC reviews
preliminary application
within 60 days. Applicant
may resubmit or move to
design devel.

P&ZC approves or
disapproves the
development plan &
forwards recommendation
to City Council

Applicant submits design |

development

A bill is introduced into City
Council approving the
development plan
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In most instances PUD provisions are divided into
planned developments organized by the underlying
category. For example, if the original zoning classification
of a property called for residential development, then a
PUD at that location should be predominantly residential
in nature. In an area that is zoned commercially, a future
m PUD would be required to be developed predominantly

with commercial uses. The idea is to direct development
to the most appropriate locations, and to prevent, for
Biling Gre s example, a shopping center from being constructed in the
middle of a residential development. A PUD ordinance
for Cambridge would have three different types of
development categories, one for each type of zoning
classification currently allowed by the zoning ordinance: residential, commercial, and
industrial. The categories would also place limits on the types of uses that could be
mixed in any one project. For example, residential and commercial development could
be included in a mixed use project, as could commercial and industrial uses. However,
a mixture of residential and industrial uses would not be permitted.

As part of any proposed bill to add a PUD provision to the Cambridge Zoning
Ordinance, several other sections of the zoning ordinance will need to be altered in
some way. These actions need to be incorporated in the PUD bill or follow immediately
in a separate action. These changes include:

o Striking the existing planned commercial (C-3) and planned industrial
districts (1-3) from the zoning ordinance.

¢ Removing some design requirements from the planned unit and multi-
family development (Section 17-21) in the chapter on subdivision.
Specifically, reconsider the greenbelt requirement (a), path layout
restrictions (c), prohibitions against uniform building setbacks or
building spacing (d.2), and the 30 ft. minimum separation between
pedestrian paths and buildings (e.4.d).

and Restructuring of Ordinance |

Comprehensive Rezonin

It is not unusual for a community to follow a comprehensive planning process with a
revision of its zoning ordinance. Cambridge needs to have both the procedure and
substance of its zoning ordinance reviewed, along with a complete rethinking of the
zoning map and the location of various zoning classifications. The City is already
feeling the impact of zoning that is inappropriately applied to residential land uses. In
some cases, there is no relationship to the zoning classification and what is actually on
the ground. City staff are confronted with zoning questions that are not answered by
the zoning regulations and are concerned that decisions on these questions are not
always consistent. Excessive side yard requirements render some lots virtually
unbuildable. Cambridge needs one or more additional zoning categories, especially for
residential development, that will address smaller lots that still accommodate single
family or two family dwellings. Simple restructuring the side, front, and rear yards would
not provide enough variety of lots sizes and housing types that Cambridge should
accommodate. Also, the city should reexamine where R-3 and C-2 are applied.
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As an alternative or temporary measure, Cambridge
h officials could pass a measure that would allow infill
ﬂ development to match the setbacks and yards of existing
D

)

development, even if the existing structures are non-
conforming, without having to go through a variance
procedure. '

NN

A revision of the zoning ordinance should fix some of the
E structural problems with the text such as an outdated list
of uses by zone and abandonment provisions, the
inability to rebuild porches in the front yard, and a lack of
sign detailed regulations. One anomaly that is often
found in older zoning ordinances is a pyramid structure of permitted uses within the
zoning classifications. What this means is that every use allowed in an R1 zone is
permitted in and R2 zone, and so on. The result is that residential uses are permitted in
industrial districts. Cambridge officials should consider creating industrial zoning
classifications that are exclusive to industrial uses, thereby avoiding any future conflicts
with residential construction.

Historic Traditicns Building Great Futures

Other changes that should be made include connecting the administration of the zoning
ordinance to the comprehensive plan, rewriting existing zoning classifications so that
they relate better to what is actually on the ground, or creating a new residential
classification to facilitate infill building.

There are many opportunities to employ these suggestions in Cambridge, including
areas around Pine Street to the aforementioned hospital land. Certain properties also
lend themselves to the noted “subarea” plans. The “Arundel Corporation” tract is such.
Possible development of the “Arundel’ tract not only involves the opportunity to develop
a subarea plan along the waterfront, but also involves possible incentives. In this case
the incentive employed could be a land swap for the relocation of a public right of way
for a street. The land swap provides additional development options for the site that
otherwise would not exist. The following is one possible illustrative scenario for
development of the “Arundel” site afforded by the land swap and PUD legislation.






