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CITY OF CAMBRIDGE, MASSACHUSETTS

PLANNING BOARD

CITY HALL ANNEX, 344 BROADWAY, CAMBR!DGE:;_?MA 02139

= 8
=
NOTICE OF DECISION o >
CaseNo: 241 08
T
Address: 2013 Massachusetts Avenue and 1991 Massachusetts Avemie 7 0™
Zoning;: Business A2 (BA2), Massachusetts Avenue Overlay District
Owner: Oaktree Development, 129 Mount Auburn Street, Cambridge, MA and Saint

James Church, 1991 Massachusetts Avenue, Cambridge, MA
Applicant:  Qaktree Development, 129 Mount Auburn Street, Cambridge, MA
Application Date: September 10, 2009
Public Hearing: October 20, 2009
Planning Board Decision:  December 15, 2009
. Etgﬂ
Date of Filing Decision: January 15, 2010

Application: Request for a Project Review Special Permit, (Section 19.20), and a special
permit waiver of the required on grade parking setback (Section 6.44.1g).

Decision: GRANTED with conditions.

Appeals, if any, shall be made pursuant to Section 17 of Massachusetts General Laws, Chapter
40A, and shall be filed within twenty (20) days after the filing of the above referenced decision
with the City Clerk. Copies of the complete decision and final plans, if applicable, are on file
with the Office of the Community Development Department and the City Clerk.

Authorized representative to the Planning Board:

k.

For further information concerning this decision, please contact Liza Paden at 617 349 4647 or
Ipaden@cambridgema.gov.
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APPLICATION MATERIALS SUBMITTED

Special Permit Application dated 9/10/09, containing the cover sheet, summary of application,
Project Review narrative, Appendix 1 — Dimensional Form, Ownership Certificates, Traffic
Impact Study Certification dated 8/28/09, and Cambridge Arborist Report.

. Special Permit Application, dated 9/10/09, 28 pages of plans and sketches.

Certificate of Receipt of plans from Cambridge Department of Public Works and Cambridge
Water Department.

LEED Project Checklist, dated 7/22/08
Copy of the Traffic Impact Study, dated August 2009

Agreement between the Commonwealth of Massachusetts and St James Episcopal Church,
2/19/87

Agreement between St James’s Church and the Cambridge Historical Commission, dated March
2005

Memio to the Planning Board from Charles Sullivan, Executive Director of the Cambridge
Historical Commission, dated 9/22/09.

Memo to the Planning Board from Susan Clippinger, Director of Traffic, Parking and
Transportation, dated 10/14/09.

Sasaki/Oaktree Presentation to the Planning Board, containing responses to the Planning Board
comments, dated 10/20/09 (original and revised copy)

Copy of the Mass. Historical Commission and Cambridge Historical Commission submissions,
dated 10/26/09.

List of Activities at St. James’s Episcopal Church, dated 11/16/09

Copy of memo to the Planning Board from Gwen Noyes/Oaktree, dated 11/16/09, re: traffic
report summary.

Oaktree/Sasaki presentation dated 12/8/09, with cover letter.
Special Permit application, dated 12/15/09, 27 pages of plans.

OTHER DOCUMENTS SUBMITTED
Presentation by the Residents and Neighbors.

Letter to the Planning Board from Leslie Borden, dated 10/13/09

Letter to the Planning Board from Lincoln Hampton, Jr, dated 10/13/09
Letter to the Planning Board from Judy Weiss, dated 10/13/09

Letter to the Planning Board from Rachel Evans, dated 10/13/09

Letter to the Planning Board from Robert & Marie Moalli, dated 10/13/09
Letter to the Planning Board from Ilene Ungerleider, dated 10/13/09
Letter to the Planning Board from Margaret M. Moran, dated 10/13/09
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Letter to the Planning Board from Tom Tufts, dated 10/13/09

Letter to the Planning Board from Michael Salib, dated 9/27/09

Letter to the Planning Board from Lisa Ceremsak, dated 10/5/09

Letter to the Planning Board from Judy and John Gay, dated 10/6/09

Letter to the Planning Board from Leonora Hall Williams, dated 10/9/09

Letter to the Planning Board from Ross A. Speer, dated 10/9/09

Letter to the Planning Board from Richard B. Carr, dated 10/10/09

Letter to the Planning Board from James Carr, dated 10/10/09

Letter to the Planning Board from Colleen Madden, dated 10/10/09

Letter to the Planning Board from Jessica Pratt, dated 10/10/09

Letter to the Planning Board from H. Carr, dated 10/11/09

Letter to the Planning Board from Elizabeth McNemey, dated 9/ 10/09, amended 10/11/09

Letter to the Planning Board from Isabella Dello laconi, dated 10/11/09

Letter to the Planning Board from Diane Carr, dated 10/11/09

Letter to the Planning Board from Anne Speakman, dated 10/12/09

Letter to the Planning Board from Janie and Sam Katz-Christy, dated 10/12/09

Letter to the Planning Board from Sarah Farrington, dated 10/12/09

Letter to the Planning Board from Jim Weitz, dated 10/12/09

Letter to the Planning Board from Lydia Gralla, dated 10/12/09

Letter to the Planning Board from Bruce Roberts, dated 10/12/09

Letter to the Planning Board from Lili Winslow, datgd 10/12/09

Letter to the Planning Board from Paige Amof-Fenn & George Fenn, dated 10/12/09

Letter to the Planning Board from Jerry Callen, dated 10/12/09

Letter to the Planning Board from Karen M. Meridith, dated 10/12/09

Letter to the Planning Board from Judith Clark, dated 10/12/09

Letter to the Planning Board from David Vogel, dated 10/13/09

Letter to the Planning Board from Anne Shumway, dated 10/13/09

Letter to the Planning Board from the Porter Square Neighbors Association, dated 10/13/09
- Letter to the Planning Board from Michael Walters Young, AICP, dated 10/13/09

Letter to the Planning Board from the Porter Square Neighbors Association, dated 10/13/09

Letter to the Planning Board from Alex M. Steinberg, dated 10/13/09

Letter to the Planning Board from Michael Bernier, dated 10/13/09
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Letters to the Planning Board from Gavin and Janet Malenfant and Jeffrey Spencer, dated
8/11/09 & 10/13/09

Letter to the Planning Board from Patty Armstrong, dated 10/13/09
Letter to the Planning Board from John Armstrong, dated 10/ 13/09
Letter to the Planning Board from Flint Born, dated 10/13/09

Letter to the Planning Board from John Armstrong as chair of the St. James Neighbors
Committee, dated 10/13/09

Letter to the Planning Board from Joan Hazlett, dated 10/13/09
Letter to the Planning Board from Andrea Wilder, dated 10/13/09

Letter and photographs to the Planning Board from Alea, J acob, and Constanza Eggers, dated
10/13/09

Letter to the Planning Board from Preston Gralla, dated 10/13/09

Letter to the Planning Board from Gretchen F riesinger and David Denison, dated 10/19/09
Letter to the Planning Board from Councillor Craig Kelley, dated 10/20/09

Letter to the Planning Board from John Armstrong, dated 10/20/09

Letter to the Planning Board from Ruth Ryals, dated 10/22/09

Letter to the Planning Board from John Gay, dated 10/22/09

Letter to the Planning Board from Debra Fox, dated 10/25/09

Letter to the Planning Board from Phyllis V. Follett, dated 11/2/09

Letter to the Planning Board from John Howard and Susan Hunziker, of the PSNA, dated
11/3/09

Letter to the Planning Board from John Howard, dated 11/3/09

Letter to the Planning Board from Vice Mayor Sam Seidel, dated 11/17/09
Letter to the Planning Board from Michael Salib, dated 11/17/09

Letter to the Planning Board from John Armstrong, dated 11/16/09

Letter to the Planning Board from Charles Sullivan, Cambridge Historical Commission, dated
11/16/09

Letter to the Planning Board from Constanza Eggers, dated 11/3/09

Letter to the Planning Board from John Armstrong, dated 11/9/09

Letter to the Planning Board from Constanza Eggers, dated 11/17/09

Letter to the Planning Board from Vice Mayor Sam Seidel, dated 11/17/09
Letter to the Planning Board from Janet & Gavin Malenfant, dated 12/14/09
Memo to the Planning Board from Gwen Noyes, undated

Letter to the Planning Board from Lydia Gralla, dated 12/15/09
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Letter to the Planning Board from Fred Meyer, dated 12/15/09

PROJECT APPLICATION AND SUMMARY ,
On September 10, 2009 Oaktree Development submitted an application for a Large Project
Review Special Permit as well as a Special Permit waijver of the required on-grade parking
setback to demolish an existing parish house and former car wash on two separate adjacent lots,
and construct a new building with 46 residential dwellings, a new parish hall structure, a church
library, and retail space at 1991 and 2013 Massachusetts Avenue. The St. James Church, which
is located on the site at the corner of Massachusetts Avenue and Beech Street, will be restored
and will continue its current use. The existing church garden will also be improved as part of the
project. The project consists of 86,821sf of gross floor area (including 8,500 existing at the
church) a new driveway to 4 surface parking spaces, and a garage entrance on Beech Street with
access to 60 below-grade parking spaces. A revised application was submitted on December 8,
2009.

FINDINGS

After review and consideration of the application documents and supplemental documents
submitted to the Board, testimony taken at the public hearing, and the general special permit
criteria, the Board makes the following findings.

1. Conformance with General Special Permit Criteria in Section 10.43.

A special Permit will normally be granted where specific provisions of this Ordinance are met.
except when the 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 to the detriment of the public interest
because: ‘

a. It appears that the requirements of the ordinance cannot or will not be met.

With the issuance of the Special Permit, the project does meet the requirements of the Zoning
Ordinance. No relief was requested from the provisions of the Massachusetts Avenue Overlay
District, Section 20.100. The project has been and will continue to be designed to conform to the
requirements of the Overlay District: All setbacks will be devoted to green area or pedestrian
walkways (excluding permitted driveways) as required in Section 20.105; all ground floors of the
buildings facing Massachusetts Avenue, and to a substantial extent Beech Street, will be devoted
to active uses for retail, residential and church use as required in Section 20.106; principal
entrances (for pedestrians) to the main ground floor uses all face Massachusetts Avenue — for the
church, church parish functions, the retail space and the church garden, and all facades facing
public streets will be designed to meet minimum glass requirements as required in Section
20.107.

b. The traffic generated or patterns of access or egress will cause congestion hazard, or
substantial change in established neighborhood character.

A Traffic Impact study by VAL submitted to the Cambridge Traffic Department, has been
accepted as complete and conforming to the standards set out in the ordinance and finds that
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