
CC HRE 2072 Mass Ave Tenant LLC 
c/o Capstone Communities LLC 
1087 Beacon Street, Suite 302 

Newton, MA 02459 

 
November 24, 2020 
 
Ms. Catherine Racer, Associate Director 
Department of Housing and Community Development 
100 Cambridge Street, Suite 300 
Boston, MA 02114 
 
Re:      Application for Project Eligibility 

2072 Massachusetts Avenue, Cambridge, MA 
 
Dear Ms. Racer: 
 
Pursuant to 760 CMR 56.04, we are submitting revised materials for the 2072 Mass Ave application for 

Project Eligibility. While the design has changed, the unit mix has not. The project continues to include 

71% two (2) and three (3) bedroom apartment homes for families as indicated in the following table. 

1BR    2BR    3BR    Total 

14    21    14    49 

29%    42%    29%    71% Family 

The project’s design changes are enumerated below and incorporate significant feedback from the site’s 

direct abutters, the neighborhood and the City of Cambridge’s urban design, traffic, and community 

development staff. 

1. Increased height of the “floating cube” along Mass Ave. from eight (8) stories to nine (9) stories 
to concentrate the building’s height fronting along Mass Ave.; 

2. Lowered height of rear residential volume from eight (8) stories to six (6) stories to step down 
the building facing the residential neighborhood; 

3. Relocated the main residential entrance from Walden Street to Mass Ave. to divert pedestrian 
traffic, drop offs and pick‐ups, and package deliveries to the busier Mass Ave.;   

4. Widened Walden Street to provide three 10’ wide driving lanes that will help relieve significant 
existing traffic constriction at the busy intersection with Mass Ave.; 

5. Increased ground floor Walden Street setback and increased sidewalk width along Walden 
Street; 

6. Tapered wall at garage entrance to provide additional vehicular/pedestrian visibility; 

7. Added sidewalk planter at garage entrance; 

8. Added active landscaped terrace on the 6th floor roof for resident use (~1,850 SF). 



As indicated above, the most significant change is in the building’s massing. After discussions and further 

review with the City of Cambridge’s urban design staff and local neighborhood residents, the design was 

modified to increase the height along Mass Ave. by one (1) story (from 8 to 9 stories) and to decrease 

the height of the rear residential anchor by two (2) stories (from 8 to 6 stories). This results in the 

building stepping down to the neighborhood and rising up at the major urban street.  

An active landscaped terrace is now included at the residential anchor’s sixth floor roof, which will 

support a flexible outdoor space that may safely accommodate an open children’s play area, raised 

gardens, native trees and shrubs, and unique programming opportunities for residents. These changes 

are shown throughout the architectural drawings, but best seen in the rendering sheets A‐305 to A‐310, 

elevation sheets A‐300 to A‐304 and plan sheets A‐107 to A‐110. 

The following plans and materials dated November 24, 2020 (unless otherwise noted) reflecting these 

changes are included herein. These plans and materials replace (or supplement where applicable) the 

plans and materials submitted on October 14, 2020. 

1. Plans 

Cover Page, G‐100, G‐101, EC (10/5/20), C‐100 (11/9/20), C‐101 (11/9/20), A‐100, A‐101, A‐102, 

A‐107, A‐108, A‐109, A‐110, A‐300, A‐301, A‐302, A‐303, A‐304, A‐305, A‐306, A‐307, A‐308, A‐

309, A‐310, A‐400, A‐401, A‐402 

 

2. Dimensional Information dated November 24, 2020 

 

3. List of Requested Exemptions/Waivers from the Applicable City of Cambridge Ordinances and 

Regulations updated as of November 24, 2020 

We believe these changes are extremely positive and respond to feedback from various stakeholders. 

We look forward to continuing to work with you and your team on this exciting proposal. Please contact 

Jason Korb at (617) 513‐6320 if you have any comments. 

Sincerely, 

 

Jason Korb            Sean D. Hope 
managing member of managing member    managing member of managing member 

 

Cc:  Louis A. DePasquale, City Manager, City of Cambridge 
City of Cambridge Community Development Department  
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DIMENSIONAL INFORMATION

Project Address: 2072 Massachusetts Avenue

EXISTING CONDITIONS REQUESTED CONDITIONS

Lot Area (SF) 8,515 SF No minimum 5,000 SF (min.) 8,515 SF

Lot Width (Ft) ~75.46' @ Massachusetts Avenue No minimum 50' (min.) ~75.46' @ Massachusetts Avenue

Total Gross Floor Area (GFA)(SF) 1,860 SF 15,755 SF (max.)(g) 608 SF (max.)(g) 60,751 SF (h)

Residential Base 0 13,129 SF (max.)(g) 507 SF (max.)(g) 56,171 SF

Non‐Residential Base 1,860 SF 0 0 4,580 SF (d)

Inclusionary Housing Bonus w/20% affordable N/A 2,626 SF (max.)(g) 101 SF (max.)(g) N/A

Ratio of Floor Area to Lot Area Baseline: 1.0 / 1.75 (max.) 0.5/0.35 for portions exceeding 5,000 SF (max.) 7.13

MAOD: 1.75 for mixed‐use / 1.0 for all other uses (max.) 1.75 for mixed‐use / 1.0 for all other uses (max.) 7.13

Residential Base Baseline: 1.75 0.5/0.35 for portions exceeding 5,000 SF 6.60

MAOD: 1.75 1.75 6.60

Non‐Residential Base Baseline: 1.0 N/A 0.54

MAOD:  N/A N/A 0.54

Inclusionary Housing Bonus ‐ % Baseline/MAOD: 20% bonus = 2,626 SF (GFA)(g)  20% bonus = 101 SF (GFA)(g) N/A

Total Dwelling Units Baseline/MAOD: 16 (max.) 0 49

Base Units 600 SF / D.U. = 12 2,500 SF / D.U. = 0 49

Inclusionary Bonus units ‐ 20% 2 0 N/A

Base Lot Area / Unit (SF) 625 SF / D.U. @ 12 UNITS 0 UNITS 174 SF / D.U. @ 49 UNITS

Total Lot Area / Unit (SF)  536 SF / D.U. @ 14 UNITS 0 UNITS 174 SF / D.U. @ 49 UNITS

Building Height(s) (Ft) 13' 45' (max.)(Baseline Zoning) 35' (max.)(Baseline Zoning)

MAOD :

Requirements:

3.8' 0'

Front Yard Setback ‐ Walden Street (Ft)(a) 3.5' 5' (min.)(Baseline/MAOD) 15' (min.)(Baseline Zoning) ~0'‐6" along Walden St (l)

Side Yard Setback ‐ Abut City of Cambridge parking lot (Ft)(a) 42.2' 10' (min.)(Baseline/MAOD) 7'‐6" (min.)(sum of 20)(Baseline Zoning) 0' (Abut City of Cambridge parking lot)
Side Yard Setback ‐ Abut Cambridge Housing Authority 

(Ft)(a) 
42.4' 10' min. 7'‐6" (min.)(sum of 20)(Baseline Zoning) 0' (Abut Cambridge Housing Authority)

Open Space (% of Lot Area) 0.0% No minimum 0

Private Open Space 0.0% No minimum 0

Permeable Open Space 0.0% No minimum 0 (m)

Other Open Space (Specify) N/A No minimum 0

Off‐Street Parking Spaces Baseline and MAOD: 15 (14 regular, 1 accessible) 1 per D.U. = 49 (min.) N/A (Multifamily dwellings not allowed) 3 accessible (b)(c)

Long‐Term Bicycle Parking 0 1:1 first 20 D.U., then D.U. x 1.05 (min.) 1:1 first 20 D.U., then D.U. x 1.05 (min.) 51 (Residential) + 0.4 (Commercial) = 51 (c)

Short‐Term Bicycle Parking 0 0.10 per D.U. (min.) 0.10 per D.U. (min.)  0 (e)

Loading Bays 0 N/A N/A N/A

     

Allowable Uses N/A
Multi Family Residential, Retail, Restaurant, 

Office, Institutional and Lab
Residential

Residential / Ground floor commercial / 

restaurant (f) and other uses as described on the 

Waiver List

(g) ~1,013 SF of the total lot area is in Residence B, with the remainder in BA‐2.

(h) Total GFA has increased due to the addition of roof terrace area (1,856 sf) and the net sf addition of the ninth floor on Mass Ave. (1,500 sf).

(j) 9 stories reference front volume along Mass Ave and front end of Walden St, 6 stories reference rear volume towards rear of lot along Walden St facing neighborhood.

(k) Building is sited to align with building next door which is right on the sidewalk.

(l) Along Walden Street for the length of the proposed building at the ground floor, Owners are granting City of Cambridge an easement. 

(m) Roof terrace at 6th floor roof will contain combination of occupiable area and permeable open space.

(f) Along with other future possible uses as described on the Waiver List.

(d) Garage and bicycle parking exempt from calculation.

 ‐ Minimum ground‐floor use depth of 40’

 ‐ Ground floor located at mean grade of abutting sidewalk

  ‐  Minimum 75% Mass Ave frontage occupancy

 ‐ Minimum 15’ ground floor height

 ‐ Maximum 5,000 sf per ground floor tenant

 ‐ No bank frontage > 25'

Principal wall plane of an adjacent building facing the same street OR the BA‐2 baseline requirement; 

whichever is less

40% Minimum Private Open Space to Lot Area = 

405 SF (min.)(g)

(a) Lot is located on a corner. Project team assumed two front and side yards with no rear yard. 

(c) Commercial Parking is waived under Article 6.36 based on actual quantity required being below four (4) required spots. 

ORDINANCE REQUIREMENTS

(e) Project team pursuing public contribution approach for short‐term bicycle parking per Article 6.104.2 (b).

(b) Accessible parking requirement rounded up under UFAS (required for Section 504) to three (3) spaces.

9 Stories ~102'/6 Stories ~69'‐6" (j)

N/A

N/A

N/A

Front Yard Setback ‐ Massachusetts Avenue (Ft)(a)                                          

[Baseline Zoning ‐  Article 5.33, Table 5‐3, footnote (m)]

BA‐2 / BUSINESS A‐2 RESIDENCE B

50' max. (Massachusetts Avenue Overlay District)

 ‐ Active non‐residential ground floor use

Bruner/Cott Architects 11/24/2020
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LIST OF REQUESTED EXEMPTIONS/  
EXCEPTIONS/WAIVERS FROM THE APPLICABLE  

CITY OF CAMBRIDGE ORDINANCES AND REGULATIONS 
for CC HRE 2072 MASS AVE TENANT LLC 

(Updated as of November 24, 2020)  
 
CAMBRIDGE ZONING ORDINANCE – CHAPTER 17 OF MUNICIPAL CODE 

 
  

Section 
 

Provision 
 

Requested Exemption/Exception/Waivers  
 

1. § 4.30 
Table of Use 
Regulations and 
§4.31(g) 

Multifamily dwelling is Prohibited in Residence B 
Zoning District. 
 
 

The Applicant seeks zoning relief to allow 
the proposed Multifamily Development. 
 

2. § 4.21 
Special 
Classification Rules 
(Accessory Uses) 

Allowed accessory uses include, inter alia, off-
street parking, customary home occupations 
and certain service establishments and eating 
establishments for residents of multi-family 
dwellings. 

To the extent that the proposed building 
amenity uses are not enumerated in Section 
4.21, the Applicant seeks zoning relief to 
allow the proposed amenity uses for the 
building occupants. 

3. § 4.37(B)  (2) Light 
Industry, Wholesale 
Business and 
Storage 
 

Table of Uses in article 4.30 prohibits Catering 
Commercial kitchen as known as wholesale food 
products, including bakery, confectionery and 
dairy products  

The Applicant seeks zoning relief to allow 
a Catering or Commercial Kitchen in the 
area shown on the plans as Retail.   
 

4. § 5.11 
Development 
Standards – General 
Regulations 

No building or structure shall be built nor shall any 
existing building or structure be enlarged which 
does not conform to the regulations as to maximum 
ratio of floor area and lot areas, minimum lot sizes, 
minimum lot area for each dwelling unit or 
equivalent, minimum lot width, minimum 
dimensions of front, side and rear yards and 
maximum height of structures. 

The Applicant seeks zoning relief to allow 
the proposed Multifamily Development as 
shown on the Plans.  Specific requests are 
set forth below.   
 
A Comprehensive Permit may provide all 
local permits and approvals per M.G.L. c. 
40B.  

5. § 5.22.1 and 
§ 5.22.3;  
§5.31 and Table 5-1 
- Table of 
Dimensional 
Requirements – 
Residential Districts  
 

Private open space shall be provided and shall be a 
percentage of the lot area as set forth in Section 
5.31.   
 
An area designated as private open space must 
have both a width and a length of at least 15’, 
except for balconies, and may not have a slope 
greater than 10%.   
 
With the exception of balcony areas, private open 
space shall be accessible to all occupants of a 
building; not less than ½ of the required private 
open space shall be provided at ground level or 
within 10’ of the level of the lowest floor used for 
residential purposes.   
 
In the Residence B Zoning District, at least 50% of 
the required Private open space shall meet all of 
the requirements of Section 5.22.1.  At least 50% 
of the required Private open space shall meet the 
definition of Permeable Open Space and shall not 
be subject to the dimensional limitations of Section 
5.22.1 as applied to Private open space. 

The Applicant seeks zoning relief to allow 
the proposed Multifamily Development as 
shown on the Plans. 
 
The proposed private open space has a 
width and length of less than 15’, as shown 
on the Plans. 
 
All private open space is located at ground 
level. 
 
At least 50% of the provided private open 
space will be Permeable Open Space (as 
shown on the Plans); however, as described 
above, the proposed Multifamily 
Development does not meet the required 
private open space requirement.  
 
A Comprehensive Permit may provide all 
local permits and approvals per M.G.L. c. 
40B. 
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Section 

 
Provision 

 
Requested Exemption/Exception/Waivers  

 
6. § 5.31 and Table 5-1 

- Table of 
Dimensional 
Requirements – 
Residence B and 
Business A-2 
District 

Business A-2 Maximum Ratio of Floor Area to Lot 
Area = 1.0 for Non-residential Uses and 1.75 for 
Residential Uses. 
 
Residence B Maximum Ratio of Floor Area to Lot 
Area i s .50. 
 
For those portions of any lot exceeding 5,000 sf, 
the applicable Maximum Ratio of Floor Area to 
Lot Area shall be 0.35 for all permitted residential 
uses.   

To waive the requirement for dimensional 
variances and to allow the proposed 
Multifamily Development as shown on the 
Plans.  The existing Ratio of Floor Area to 
Lot Area is approximately 0.22 and the 
proposed Ratio of Floor Area to Lot Area is 
approximately 7.13. 

7. § 5.31 and Table 5-1 
- Table of 
Dimensional 
Requirements – 
Residence B and 
Business A-2 
District 

Business A-2 Minimum Lot Area for Each 
Dwelling Unit = 600 sf. Per dwelling unit.     
 
Residence B Minimum Lot Area for Each 
Dwelling Unit = 2,500 per dwelling unit. 
 
For those portions of any lot exceeding 5,000 sf, 
the applicable Minimum Lot Area for Each 
Dwelling Unit shall be 4,000 sf. 
 

To waive the requirement for dimensional 
variances and to allow the proposed 
Multifamily Development as shown on the 
Plans.  The proposed 49 dwelling units 
cannot comply with the Minimum Lot Area 
for Each Dwelling Unit requirement. 

8. § 5.31 and Table 5-1 
- Table of 
Dimensional 
Requirements – 
Residence B and 
Business A-2 
District 

Business A-2 Minimum Front Yard = 5’  
 
Residence B Minimum Front Yard = 15’ 

To waive the requirement for dimensional 
variances and to allow the proposed 
Multifamily Development as shown on the 
Plans.  The smallest existing front yard 
setback is approximately 0’; the smallest 
proposed front yard setback will be 
approximately 0’. 

9. § 5.31 and Table 5-1 
- Table of 
Dimensional 
Requirements – 
Residence B and 
Business A-2 
District 

Business A-2 Minimum Side Yard = 10’ on both 
side yards. 
 
Residence B Minimum Side Yard = 7'6" (sum of 
20). 

To waive the requirement for dimensional 
variances and to allow the proposed 
Multifamily Development as shown on the 
Plans.  The smallest existing side yard 
setback is approximately 42.4’; the smallest 
proposed side yard setback will be 
approximately 0’. 

10. § 5.31 and Table 5-1 
- Table of 
Dimensional 
Requirements – 
Residence B and 
Business A-2 
District 

Business A-2 Maximum Height = 45’ 
 
Residence B Maximum Height =35’ 

Due to the need for a building height of 
approximately 102’/9 stories on Mass Ave  
and 69.6’/6 stories on Walden and 
considering the adjustments that may occur 
during development of the plans and 
drawings from design development to full 
construction drawings, the Applicant seeks 
a waiver of the height requirement not less 
than 68’ and not greater than 102’. 

11. §6.36.1 – Schedule 
of Parking and 
Loading 
Requirements 

In Business A-2 District, there is a one parking 
space per dwelling requirement.   
 
In Residence B district, multifamily dwellings are 
not allowed; therefore, Section 6.36.1(g) states that 
there is no applicable requirement for off-street 
parking for multifamily dwellings in the Residence 
B district. 

Although there is no technical requirement 
for off-street parking in the Residence B 
district for a multifamily use, the Applicant 
seeks a waiver to allow the proposed 
Multifamily Dwelling with three (3) 
proposed accessible off-street parking 
spaces and two (2) drop off spaces as 
shown on the Plans. 
 
A Comprehensive Permit may provide all 
local permits and approvals per M.G.L. c. 
40B. 
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Section 

 
Provision 

 
Requested Exemption/Exception/Waivers  

 
12. §6.42 – Design and 

Maintenance of Off-
Street Parking 
Facilities – 
Dimensions for Off-
Street Parking 
Spaces 

Dimensions for off street parking spaces.  
Aisle Width of 22’ required. 

To waive the requirement for a dimensional 
variance and to allow the proposed 
Multifamily Development as shown on the 
Plans.  The proposed dimension of parking 
spaces shall be less than minimum required 
aisle width will be less than the required 
22’. 

13. §6.43.4(c) – Design 
and Maintenance of 
Off-Street Parking 
Facilities – 
Driveways 

Grade and design of driveway shall provide a clear 
view to the driver of any car exiting from the 
facility, or traffic on the street and of pedestrians. 

Due to constraints of the driveway location 
and building, the clear view from the 
proposed driveway to Massachusetts 
Avenue when looking south may be 
compromised.  The Applicant requests a 
waiver from the requirement for a variance 
and to allow the proposed Multifamily 
Development as shown on the Plans.  

14.  Article 19 – Project 
Review 

Establishes traffic and urban design standards for 
development projects exceeding 20,000 gross 
square feet that are likely to have a significant 
impact on abutting properties and the surrounding 
urban environment. Requirements include a 
Special Permit from the Planning Board including 
Traffic Impact Review (including a Traffic Impact 
Study), Urban Design Review, Tree Study, Sewer 
Service Infrastructure Review, Water Service 
Infrastructure Review, Noise Mitigation Review, 
Citywide Advisory Development Consultation and 
specific building and site plan elements.   

To waive all of the applicable Article 
19requirements for a Planning Board 
Special Permit and other requirements and 
to allow the proposed Multifamily 
Development that exceeds 20,000 gross 
square feet. 
 
A Comprehensive Permit may provide all 
local permits and approvals per M.G.L. c. 
40B. 

15. §20.100 
Massachusetts 
Avenue Overlay 
District 
 

Contains specific requirements for projects located 
within the Massachusetts Avenue Overlay District, 
including use regulations, dimensional 
requirements, and design standards.  Projects are 
also required to comply with the Large Project 
Review process. 

To waive all of the applicable requirements 
of Section 20.100 without the need for a 
Planning Board Special Permit and to allow 
the proposed Multifamily Dwelling without 
a Special Permit from the Planning Board. 
 
A Comprehensive Permit may provide all 
local permits and approvals per M.G.L. c. 
40B. 
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MUNICIPAL CODE 
 

  
Section 

 
Provision 

 
Requested Exemption/Exception/Waivers  

and Notes 
 

1. Chapter 12.04.020 - 
Street Numbers 

The City Council shall assign numbers 
to houses. 

To waive the requirements of this provision of the 
Municipal Code so that no separate approval is required 
from the City Council.  To allow the Board of Zoning 
Appeals to delegate the task of assigning house number(s) 
for the proposed Multifamily Development to the Building 
Department, to be completed prior to issuance of 
Certificates of Occupancy.  A Comprehensive Permit may 
provide all local permits and approvals per M.G.L. c. 40B.   

2.  Chapter 12.12.010 - 
Curb Cut 

The City Council shall approve the 
Curb Cut modification to support the 
proposed multifamily development as 
shown on the plans. 

To waive the requirements of this provision of the 
Municipal Code so that no separate approval is required 
from the Superintendent of Streets and/or the City Council 
for the modification to the curb cut on Walden Street as 
shown on the Plans.  A Comprehensive Permit may 
provide all local permits and approvals per M.G.L. c. 40B. 
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