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Unofficial CAN Notes 
City of Cambridge DEPARTMENT OF PUBLIC WORKS 
Planning Commission Meeting 
Tuesday, September 2nd 2025  
Tuesday, September 2nd, 2025 at 6:00 p.m. 
Council Chambers, 305 Gay Street. 
PLANNING COMMISSION MEMBERS 
Present:  Mary Losty (Dorchester County), Chair, William (Bill) Craig (Ward 1), Eugene (Gene) Lauer (Ward 3), )  George Brown (Ward 5)  (Virtual), Matt Pluta (Mayor’s Appointee)                                              Absent: Chan’ Tay Nelson (Ward 2), Robin Stanley (Ward 4)
 City Attorney: Patrick Thomas, P.A. 

Planning Commission AGENDA 
1.) Call to Order    2.) Roll Call      3.) Moment of Silence    4.) Adoption of the Agenda
5. ) Approval of the Minutes                 6.) Old Business & Public Hearing  
7.) New Business & Public Hearing       8.) Citizen Input  
                                       
OLD BUSINESS AND PUBLIC HEARING 
1.) PZT 25–0009 25–PZT–09 – City of Cambridge Planning Director, requests a text amendment to allow a “Community Garden” as a “Conditional” use in the Institutional Land Use District in: ---Table 1: Perm Uses by Zone Dist: NC 1, NC 2, NC 3, NC 4, R, I, CMU, MR, RC, OS ---Table 2: Perm Uses by Zone Dist: Core, Gen, Center, Neighborhood, Gateway, Civic A. Conditional provisions are found in Section 4.2.3 Standards for Conditional & Special Exception Uses (C) 2. Community Garden. B. Conditional provisions are found in Section 4.4.4 Standards for Conditional & Special Exception Uses (R) Community Garden.
BACKGROUND INFORMATION: The City has received a number of requests from residents who would like to establish a land use for a Community Garden. A Community Garden is a civic space, often located on privately owned land, that is used by local residents as a site for public gardening.   
TEXT PROPOSAL: Staff would like to add a “Community Garden” land use to Use Table 1 and Use Table 2 that are found on the following page.
Table 1: Permitted Uses by Zoning District
	TABLE 1: PERMITTED USES BY ZONING DISTRICT
	P: Permitted;	C: Permitted, subject to conditions
SE: Special Exception;	SC Special Exception, subject to conditions

	
Land Use
	Zoning Districts

	
	NC 1,2,3, 4
	R
	I
	CMU
	GC
	IND
	MR
	RC
	OS
	USE REGS.

	Residential

	Bee Keeping
	C
	C
	
	
	
	
	
	C
	C
	4.2.3(A)11

	Home Occupation
	C
	C
	
	C
	
	
	C
	C
	
	4.2.3(A)10

	Institutional

	Airport
	
	
	P
	
	
	
	
	
	
	

	Buildings for religious assembly; including residential structures for religious personnel & assoc. buildings, but not including elem. or secondary school buildings
	SE
	P
	P
	P
	P
	
	P
	P
	P
	

	Cemeteries
	SE
	SE
	SE
	SE
	SE
	
	
	P
	
	

	Community Garden
	C
	C
	C
	C
	
	
	C
	C
	C
	4.2.3 (C) 2

	Environmental research and education, nature center
	SE
	
	P
	P
	P
	
	P
	P
	P
	


Table 2: Permitted Uses by Zoning District
	TABLE 2: PERMITTED USES BY ZONING DISTRICT
	P: Permitted	C: Permitted, subject to conditions
SE: Special Exception	SC Special Exception, subject to conditions

	
Land Use
	Zoning Districts

	
	Core
	General
	Center
	Neighborhood
	Gateway
	Civic
	USE REGS.

	Residential

	Bee Keeping
	
	
	
	PC
	
	
	4.4.4 (M)

	Home Occupation
	C
	C
	C
	C
	C
	
	4.2.3 (A)10

	Institutional

	Airport
	
	
	
	
	
	
	

	Buildings for religious assembly; including residential structures for religious personnel & associated buildings, but not including elem. or Secondary school buildings
	P
	P
	P
	P
	P
	
	

	Community Garden
	C
	C
	C
	C
	C
	C
	4.4.4 (R)



Clause 7 is an issue with members from Blackwater Rising as follows: 

7. Except for the following, no other building or structure shall be permitted on the site of a Community Garden. These items must be approved by City Staff. The “Garden Coordinator” is responsible for permission, installation, and oversight of each use.  
a. One garden shed – primarily for the storage of tools. The building shall not exceed 200 sf. in size. 
b. Benches and picnic tables 
c. Raised and / or accessible planting beds  
d. Compost and waste bins. At the direction of City Staff, the “Garden Coordinator” may change, alter, or limit this use in an effort to address complaints such as noxious odors, insects, etc.  
e. Fences 
f. Signs   
g. Garden art 
h. Rain barrel systems   
       i. Bicycle racks. 

Public Hearing 
· Members of the group, Blackwater Rising, spoke out against the numerous restrictions. Blackwater Rising is a non-profit organization, fairly new to Cambridge, that is establishing community gardens in and around the city.
· There are community gardens in various neighborhoods in the city - Locust St, ABE Church on Pine St, Lincoln Terrrace,  and at New Beginnings on Greenwood Ave. The purpose of the gardens is to produce food for families that need to supplement their food sources. Also, they are using the gardens to instruct people on how to raise crops to feed themselves and have their own gardens. 
· Does not want the community gardens to be conditional.
· Blackwater Rising thinks that the city is taking away the opportunity for new homeowners on Wells St to start a community garden. Also some families on 
· They feel the conditions being proposed are too restrictive for those people they are helping. A number of them are those that have English as a second language. 
· The majority of the people in Cambridge that Blackwater Rising is trying to assist, 52% of population, do not trust the government and would not be able to comply with the restrictions. The gardens, which are meant to teach people to be self sustaining, would not understand the complexity of the zoning ordinance. 
· Several members of Blackwater Rising spoke out against the changes. They felt that when issues came up that were causing a problem with the gardens, these issues could be addressed individually and, if need be, the wording changed. 
· Blackwater Rising thinks the community gardens provide a good opportunity for relationship building across racial lines. Also they are a right of citizens to create.
· Handouts included sample zoning codes from other jurisdictions (i.e. Fitchburg, WI, Wash D.C., Seaford, DE, Salisbury, MD, Easton, MD).
· Blackwater Rising thinks it is fair to put conditions on municipal land if needed but not on private property.
· Would there be a form that is filled out and turned into the city? Would someone from the city come out to approve the changes? Answer: Yes, it would be something like that.
· Members of Blackwater Rising that have grown up in Cambridge share that community gardens have always been part of the Cambridge landscape.

9.) Staff/ Commissioner/ Chair/ Comments 
· We are trying to work with you. This is the third time we have done this. All land in the city has some “terms of usage” placed on it.
· Director of Planning, Brian Hermann, said that Blackwater Rising is overblowing the issue with the conditions.
· There have been complaints about a hose across the street at the Locust St Garden. We had to send out Code Enforcement.
· Mary Losty asked lawyer to weigh in. Answer (Patrick Thomas, City Attorney): says that there has to be conditions on a vacant lot for community gardens.
· Edward Lauer, Ward 3 – 
· Will there be a permit involved. What is the process? Answer (B. Hermann, Director of Planning): Probably not that formal. Property would be surveyed and reviewed.
· Signs and fences would be covered by ordinances already set up.
· Operating hours should be optional
· In Clause 5A, take out Organic
· In Clause 5C, covers noxious odors. Strike out of Clause 7.
· Should be a notification to the City Planning Dept where the community garden will be and checked that they are in compliance.
· George Brown, Ward 5 –
· We need to simplify Clause 7.
· I understand it must be conditional 
· A small shed does not have to have a permit currently. 
· M. Losty, Chair –
· Community gardens must comply to the city ordinances in place.
· Matt Pluta, City Appointee – 
· Agrees that the ordinance should be simplified and get rid of redundancy. 
NEW BUSINESS AND PUBLIC HEARING 

1. PZCS/PS 25–0008 25–PS–08 – Tides at River Marsh, LLC. – is requesting both 
	Nature of Request:
The applicant is requesting both Conceptual Stage & Preliminary Stage approval for the Single-Family Residential 2 Parcel (SFR2), consisting of single-family homes, fee simple lots, street improvements, sidewalks, and utility extensions.
Stormwater management (utilizing the existing resort golf course ponds), water supply, and sewage collection for the entire resort was designed and approved previously. These site improvements will connect to existing storm drainpipes, sewer mains, water mains and structures that were extended during the original resort construction.

	The streets within the resort are private and connect to US Rt. 50 via Heron Boulevard. Landscaping will be included with the individual lot / builder packages. The entire 350 +/- resort was planned via a Master Development Plan, with revisions through summer 2021.

	Six residential clusters are laid out within the existing golf course. These include both single family housing and multi-family housing with and a grand total of just over 300 units.



· Charlie Fairchild of Tides of River Marsh. Presenting Phase 2 with 39 homes. 
· Builders Lennar and DRB to deliver homes in the spring 2026. Buildings will be replica of what has been built in Phase 1. Buildings approved by the Hyatt.
· Cannot go into the buffer area with landscaping. Property owners may not touch these areas.
Questions
· Bill Craig, Ward 1 –
· Were these lots approved long ago? Answer: No they are smaller than the previous approved lots.
· E. Lauer, Ward 3 – 
· How many homes were in the first Phase? Answer: 150 homes, towns, villas, single family. 
· The whole project is going to be about 260 homes.
· The villas are selling better than the townhomes.
· The homes are selling well. There were 12 closings on Friday, Aug 29 and 5 homes sold over Labor Day weekend. 
Board Action
Motion raised to approve the concept and preliminary site plan and seconded. Board members voted in favor of the Motion, 4-0.
 
2. Able City (Work In Progress) Power Point presentation. NO PUBLIC HEARING.   PowerPoint Presentation by Brian Hermann, Director of City Planning
· This was a summary of the Comprehensive Plan design charrette
· In all, 375 community members participated in the charette.
· On Monday night, 135 people participated. There were cards on the table to be filled out identifying one word that described Cambridge. These cards were collected and appeared on a slide presented on Friday night. Each time a word was picked, it became larger. Some stand out words were “potential”, “waterfront”, “historic”, “destination”, “thriving”, “quaint”, “stuck”, “divided”. The word that came up the most was “vibrant”.
· Wednesday was an open house and 75 people participated in that. 
· 5 big ideas that the community said was important to Cambridge’s future: 
· Downtown should be vibrant and multigenerational.
· Create a gateway to the city.
· Develop other interesting areas to explore.
· City destination areas should be connected.
· Comfortable, safe byways for biking and walking.
· Increased access to the waterfront.
· Increase amenities and access to trails.
· Build for the future both economically and equitably.
· Spent time talking to business owners downtown.
· Mr. King emphasized the importance of the gateways into the city, the signage, building facades, etc.
· Developing multiuse access areas along Cambridge Creek and the waterfront. Suggested moving the county building elsewhere and have that land part of the waterfront trail. Create a waterfront master plan to protect water work activity and aquaculture.
· Revitalization plans like Pine Street are important. Bringing economic investment to this area just like downtown.  
· Looked at streets that can accommodate bike lanes and slow down traffic.
· Can create a trail to connect parks and create new public spaces. Intersection of Cedar St and Race St can be a common area where diverse neighborhoods meet. A light touch of urbanism can be an arch that says “Groove City”. Emphasizes the historic connection to jazz and blues.
· The plan will include access to ways to fund the changes.
· The website Plan Cambridge. Will be updated and will be interactive.

Citizen Input
· Charles McFadden, Belvedere Ave, President of CAN – CAN has fought for 8 years to change the large homes in the West End converted to apartment back to large single homes. The neighborhood does not want the apartment conversion to happen. Let us know when we can come and protest this part of the Comprehensive Plan. Thank you.
· Damian Folks/Noel DiHaney, 506 Regulator is the property in question– Why is it taking so long for assisted living to get the necessary zoning changes?
· Go to the City Manager and your Ward Commissioner.
· The Planning and Zoning Board has already approved this zoning change. 
· This has to go before the city council to be approved.
· Will we be able to operate once everything is approved by the city council? Answer (B. Hermann, Director of City Planning): Yes. We have been trying to update our zoning laws to coordinate with state laws.

12.) Adjournment  8:40 PM


Notes taken by Acting Secretary of CAN, A. Kennedy
