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EXECUTIVE SUMMARY
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The primary findings of this preliminary analysis and design 
study are as follows:

• The sites on three blocks are located in a low-density and
under-resourced neighborhood to the west of Downtown
Lowell which, like other Gateway Cities, is “slow to draw
new economy investment,” and “face[s] stubborn social
and economic challenges as a result, [yet] retain[s] many
assets with unrealized potential” (About the Gateway Cities,
MassINC website).

• The Vision the city has declared for itself and which is
supported by the Lowell Planning Department are most
succinctly stated in the 2011 Comprehensive Master Plan
and summarized by the goals of Livability, Place-Making,
Longevity, and Responsibility (Master Plan 1-Introduction,
page xi).

• The Planning Department of the City of Lowell, various
consultants, and community groups are in the process of
modernizing the city’s Zoning Ordinance and Comprehensive
Master Plan which are currently outdated and not serving the
current or future needs of the residents and visitors to Lowell.

• Based on current zoning and ongoing revisions to that zoning,
ZED concludes that the built solution to the development
goals of the city for this study area should be mixed-use,
midrise, walkable, pedestrian and transit- oriented, affordable,
accessible, and safe city and architectural design.

• While Block 1 is capable of yielding over 100 units of 1
Bedroom and 2-Bedroom affordable units over ground floor
commercial space by expanding the footprint, the primary
Conceptual Design and Massing solution presented in this
study yields 75 units, retains open green space beside the
Mercier Community Center and is a sensitive infill approach
for a currently low-density neighborhood.

• Block 2’s Conceptual  Design and Massing presents
maximum yield for this site while reflecting the City’s stated
and implied use goals for the Merrimack Street corridor and
retaining significant on-site parking.

Executive Summary

• Block 3 presents one permissible but inefficient and
uneconomic development option. Alternative uses of these
parcels should be considered.

• ZED recommends maximizing the development and aligning
development strategy with the City’s goals to the greatest
extent possible for the long-term success and health of the
affordable housing development.

ZeroEnergy Design respectfully submits this study for the 
Merrimack Corridor Site Development for LHA and RENU’s 
use and would welcome the opportunity to discuss findings and 
recommendations further with the development team.



INTRODUCTION & PURPOSE

Project Scope of Work
From the published Request for Services: 
“The Lowell Housing Authority (LHA) and its nonprofit 
development affiliate The Revitalization Effort Towards New 
Urbanism, Inc. (RENU) seek a qualified, registered/licensed 
and insured Architect to provide preliminary analysis and design 
services. ... .RENU intends to develop some or all of these parcels 
as mixed-use with multifamily residential, office, educational 
and retail components among the desired uses.” The Owner/
Developer is also working with a development consultant, TAG 
Associates. 

The architectural services for this project entail site analysis, 
analyzing existing and planned site and zoning constraints for 
the referenced properties within this area. ZED will interpret 
the zoning codes and advise of any unknown issues requiring 
further study, as well as note potential complicating factors. 
ZED will conduct conceptual design/massing for the buildable 
areas and produce a recommended yield for the development 
including the explanation or analysis for that yield.

The deliverables include a narrative written analysis, graphical 
illustration and diagrams of the proposed developments, and 
preliminary construction cost estimates for four scenarios/
options to be located on three sites in central downtown Lowell. 
All contracted deliverables are part of this report and included 
herein.

The areas being studied are 16 separate parcels on 3 Blocks in 
the Acre neighborhood west of downtown Lowell and are shown 
as Blocks 1, 2, and 3 on the Map of Analysis Area. The parcels 
are all owned by LHA or RENU.

Block 1 includes the following parcels: 734 Merrimack St, 730 
Merrimack St, 724 Merrimack St, 722 Merrimack St. 53 Salem 
Street, 63 Salem Street, 32 Decatur Street, 22 Decatur Street 
and 18 Decatur Street.

Project Priorities
The following project priorities were identified by the development 
and project team:

• Use of Demolition Disposition Transition Funds (per HUD
Section 18) from the disposition of LHA scattered sites to
create 40-50 new Section 8 housing units, as discussed
during the team kick-off meeting. The Design Team learned
mid-way through our study that based on conversations
with potential funders, 60+ units is more desirable, and very
recently that 100+ units was considered MOST desirable.
For this study, our proposed conceptual solutions reflect
a minimum of 60 units. We would be happy to help with
alternate studies based on funder requests in the future.

• Inform and clearly illustrate potential development yield for
the referenced properties on the three blocks

The Merrimack Corridor Project Site consists of sixteen properties 
on three city blocks in Lowell, Massachusetts. The sites are 
located towards the western end of the Acre neighborhood to 
the west of Downtown Lowell, and to the East and South of 
the Merrimack River and University of Massachusetts, Lowell 
campus. 

The Lowell Housing Authority (LHA), together with its nonprofit 
development affiliate The Revitalization Effort Towards New 
Urbanism, Inc. (RENU), has undertaken this study to better 
understand the development potential of this valuable property, 
and to help inform decisions they take regarding the property 
in the near future. Collectively, individuals from these two 
organizations in addition to development consultant Benjamin 
Walker of TAG Associates make up the Development Team.  
The specific purpose of this Zoning and Yield Analysis is to 
solicit support from the committed funders, elected officials, the 
public, and potential funders with the goal of moving the project 
from the planning to design and construction phases. 

Introduction & Purpose

• Plan an attractive and contextual mixed-use development to
meet the desired character of the Urban Mixed Use (UMU)
neighborhood

• Make use of LIHTCs and other incentives/subsidies as
available

• Produce a deliverable including development costs which
can inform critical funding meetings in the fall of 2023

• Provide contextual and dignified affordable housing which
emphasizes resident health, wellness and a human
connection to nature/ green space

• Development to prioritize accessibility and inclusivity

Programmatic Priorities:

• 50/50 mix of 1 & 2 bedroom apartments with some three-
bedroom

• Commercial space for restaurant, Daycare or early childhood
education, other community-centered service business

• Provide Commercial/Retail/Restaurant use at the Ground floor
which is appropriate for and beneficial to the neighborhood

• Allocate office space for LHA’s leasing office for the following:
lobby/waiting area, private screening/interview room with
3 booths, 15 private offices, kitchenette and breakroom for
staff, outdoor eating area, 20-25 person conference room,
storage/copier space, server room, and restrooms.

• Maximum housing development is a higher priority than
other desired program

Additional Considerations:

• At the Kick-off meeting, the Design Team was informed that
an additional 10-15 units must be developed elsewhere in the
Acre neighborhood to meet 60 PBVs required by Section 18
Demolition/Disposition agreement. However, based on most
recent communications with LHA, we assume that the focus
of 60 units total for this study is inclusive of these additional
Project-based vouchers (PBVs).
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MAP OF ANALYSIS AREA

Block 2 includes the following parcels: 681, 691, and 701 
Merrimack Street.

Block 3 includes the  following parcels: 6 Decatur Ave, 29 
Decatur Street, 35 Decatur Street (contiguous) and 12 Decatur 
Avenue (separated from other parcels by a privately owned lot).
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The City of Lowell was originally inhabited by Indigenous Peoples  
of the Pawtucket and Wamesit Tribes, then later by Irish settlers 
(Ethnicity in Lowell, 2011). The City began to industrialize and in 
the late 1800s, this section of the Acre neighborhood between the 
North Canal and North Common was settled as Le Petit Canada 
(Little Canada) by French Canadians and their descendents 
who were drawn to the region by the flourishing textile industry. 
Within the next few decades, that industry was beginning 
to decrease. Aging structures in Little Canada were largely 
demolished during an “urban renewal” movement in 1964 and 
the intervening years saw the neighborhood evolve. In recent 
years, demographic changes are marked by white individuals 
leaving the neighborhood and newer immigrant groups moving 
in, notably Latinos and Asians (Existing Conditions Report, 
2011, p. 9).

While many historic structures were cleared in various efforts 
over the last 50+ years to revitalize the Acre, two significant 
ones survive, both very close to the study sites. These structures 
provide a distinct historic character to the neighborhood as do 
surviving late 19th and early 20th Century historic homes in the 
area. 

First, and most physically imposing, is the Saint Jean Baptiste 
Roman Catholic Church directly across Merrimack Street from 
Block 1, constructed 1888, a stone and concrete with slate roof 
Romanesque Revival building. The church is currently vacant/
unused and owned by Merrimack St Real Estate Development 
Corp. who may plan a future adaptive reuse of the building. The 
church is on the state historic inventory but does not hold an 
historic designation.

Also nearby at 760 Merrimack Street just west on Merrimack 
Street and extending south to the Decatur Ave alley is the Saint 
Joseph’s Roman Catholic Church Parish Hall, constructed 1929 
of brick panel, (no historic designation but on the State inventory) 
which is adjacent to the Saint Joseph’s Roman Catholic College 

This part of Lowell has incongruously-scaled and eclectic 
development (low and high-rise), a variety of public housing 
developments primarily built in the early and mid-twentieth 
century, a vast vintage of structures, from nineteenth century 
wood and masonry buildings through brand-new construction, 
and many underutilized or vacant lots. The buildings reflect the 
current zoning ordinance which has no height or area restrictions 
and a suburban approach to parking minimums, even within 
designated Urban Zoning Districts. The project sites are located 
entirely within UMU (Urban Mixed Use) Zoning District and 
partially within the Downtown Overlay District. 
Considering there is already significant public affordable housing 
in the immediate area, it warrants a brief description. 

North Common Village is LHA’s largest development and is 
comprised of thirty-six 2- and 3-story brick walk-up buildings 
for families. The 3-story part of the development begins across 
Salem Street from Mercier Community Center, extends east to 
where Market Street crosses the Western Canal, and includes 
small parking lots for residents along Common Street and off of 
Adams Street. The 2-story rowhouse section is directly across 
Salem Street from Block 1,  extends southwest to North Common 
and the Murkland Elementary School, and has pedestrian-
only walkways between the buildings. This development was 
observed to have pleasant defensible outdoor space, although 
it lacks a successful solution for trash and waste storage. 
Defensible Space is the design or “physical layout of a community 

From 1998-1999, a group of activist citizens and Acre 
neighborhood supporters led a 10-month intensive study into 
and movement to revitalize the Acre which culminated in a 
report/redevelopment plan put out by the Planning Department, 
The Acre Urban Revitalization and Development Project. While 
the plan’s primary area of focus is south of this project site and 
while the neighborhood has seen some improvements over 
the last twenty-five years, many of the findings and issues 
identified by this report are still true today. The 1999 plan 
references an earlier 1972 comprehensive plan entitled Land 
Use Plan, Lowell, Massachusetts in which this part of the city 
was “characterized by blight, extensive and incompatible mixed 
use, economic decay, social problems, under-utilization of land 
and lack of adequate public facilities and open space.” The 
Merrimack Street Corridor under consideration in this study no 
longer exhibits what we would term “blight” and there are signs 
of transformation - notably a new 32-unit market rate apartment 
building. Clearance of derelict structures has been undertaken 
in the intervening years, but it seems that appropriate infill has 
not been successful, still leaving this area greatly underutilized 
and lacking vitality. 

The area is located in an urban environment which is undergoing 
transformative growth and development. That growth includes a 
32-unit midrise (five-storey) market-rate housing development 
across Cabot Street to the East, as well as small-scale 
neighborhood business development and is being achieved 
through block-sized construction as well as minimal scattered 
urban-infill construction activity. In order for the neighborhood to 
succeed as a healthy, vibrant and safe mixed-use community, 
public and private investment must be made in this part of 
the city to increase density and revitalize street life. The LHA 
development can be a significant part of the solution for this 
part of Lowell. ZED’s recommendations for LHA and RENU 
development in this study will reflect the goals of increased 
density, urban infill, and a focus on round-the-clock pedestrian 
activity.

Observations of the Surrounding Built 
Environment

Historic Significance

SITE AND ZONING ANALYSIS

Neighborhood - Context, Culture, Stakeholders

for Boys, constructed 1892 in Romanesque Revival style of 
cast stone at ground floor and brick above, which achieved 
designation to the National Register of Historic Places in 2010. 
Both properties are owned by the Coalition for a Better Acre.
Also, refer to the section called Unknown Conditions, Areas of 
Concern below for discussion of previously demolished historic 
structures on the study sites.
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The three blocks are within proximity to many resources in a 
number of categories, among them:

• Restaurants: Crossroads Cafe and Food Shines (at and near
University Crossing), Cote’s Market, Brother’s Deli & Pizza,
Rancho Tipico, Panela, El Jefe Taco Bar, Laos Thai Kitchen,
and Olympia Restaurant, mainly take-out style, and mainly
spread along the Merrimack and Market Street Corridors.

• Educational institutions and organizations: Lowell High
School, UMass Lowell Campus, Murkland Elementary
School, The Lowell Adult Education Program, St. Patrick’s
School, the Hellenic American Academy, and the Clement
Gregory Mcdonough Freshman Academy. While there are
a number of daycare centers across the river in Centralville,
there seem to be just one licensed daycare within the
immediate project area (Lowell Day Nursery north of the
UMass Sports Complex).

The sites are primarily accessible by private vehicle, and within 
a limited distance by bicycle and by foot. The sites are within a 
mile of regional rapid transit (MBTA commuter rail), within half 
a mile walking distance of downtown Lowell, 0.4 mile from the 
nearest #18 bus stop (the Downtown-train station shuttle), 0.2 
mile from the # 20 bus (Downtown/UMass North connector), 
and 0.25 mile from the #9 bus (“The Lowell circulator”).

The immediate area has adequate and sometimes generous 
sidewalks on both sides of the streets, as well as ample street 
parking on both sides, but lacks any bike lanes. Most streets 
are 2-way with intersection vehicular control being primarily 

SITE AND ZONING ANALYSIS

Adjacencies, Neighborhood Amenities, 
Wayfinding

Transportation, Movement, Site Access

which allows residents to control the areas around their homes” 
and results in safer, healthier residential communities in which 
residents are empowered to “take control of their neighborhoods, 
to reduce crime and stimulate private reinvestment” (Newman, 
1996, p. 9).

City View Towers is also LHA-owned and is an eight-storey 
L-shaped apartment building with balconies and on-site surface
parking, and has elevator access and handicapped accessibility.
City View Towers is comprised of 1-bedroom apartments for
individuals and elderly residents and is directly across Cabot
Street from Block 2. The LHA executive offices and housing
authority support spaces are on the ground floor of the building.

Visual, Esthetic and Spatial diversity exist in the built environment 
surrounding the site. Overall, however the built environment 
remains relatively low density, car-centric, and is made up of 
large unwalkable blocks.

The neighborhood character is urban and blue-collar, with poorly 
or fairly-maintained properties, with some properties (notably 
UMass-owned) reflecting newer construction and a higher level 
of maintenance and beautification.

4-way or 2-way stop signs. For the neighborhood to truly be
a physically and psychologically safe and comfortable place
for pedestrians and cyclists to access, the city should invest in
marked or ideally separated bike lanes, traffic-slowing methods
such as speed tables or rotary intersections, and streetscape
improvements such as more street trees and benches. These
types of improvements encourage non-vehicular local trips.
While the public transit options are typical for a regional city in the
northeast, the options for destinations from the sites using public
transit are still substantially limited by the destinations of the
few buslines. There is only regional rapid transit, no local rapid
transit (such as light rail). A resident without a private vehicle
would need to be able bodied and energetic to procure services
needed for everyday life in this neighborhood, or participate in
car sharing.

• Community: The sites are next door to Arthur Mercier
Community Center, a valuable resource with indoor and
outdoor community space, close to Coalition for a Better
Acre (meeting space on Moody Street). Across the north
canal is Mill City Grows, a community-oriented non-profit
devoted to food justice, access to land, locally-grown food
and education.

• Cultural: St. Jean Baptiste (imposing disused 1889 Church
directly across Merrimack Street from Block 1 owned by
Merrimack St Real Estate Development Corp.), St. Joseph’s
Convent and School (the Convent has been adapted to
a community service center and the school is now fifteen
affordable housing units). The Edward A. LeLacheur Park
minor league baseball stadium is north of the north canal at
the bend in the Merrimack River

• Places of Worship: the Hellenic Cultural Center, Patrick J
Morgan Cultural Center, St. George Antiochian Orthodox
Church, Transfiguration Greek Orthodox Church, and St.
Patrick Catholic Church

• Civic: the site is within walking distance of the central Post
Office, Pollard Memorial Library, and Police Department

• Recreational/Athletic: North Common just to the south of
the sites, close to canals, close to Concord and Merrimack
Rivers which have vegetated walkways. The closest public
indoor recreation/fitness center is The YMCA, a mile south at
the start of the Lowell Connector highway.

The overall density of the service businesses remains low, most 
likely due to the low density of development in the immediate area. 
While low density development persists, people will continue to 
take vehicular trips within or to the site for a specific destination, 
or to park at their office, or to visit a place of business.

This study does not present a survey of all local services or 
analyze the accessibility and convenience of all potential 
services in the area. However, as an example, the nearest 
supermarket (excluding bodegas) is the Market Basket at the 
intersection Broadway and Fletcher Streets. From the project 
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SITE AND ZONING ANALYSIS

site, this grocery store is situated south of North Common (which 
one would have to circumvent when the Common is closed) at a 
distance of approximately 0.4 miles - a significant length to carry 
groceries.

To understand wayfinding in the neighborhood, it is useful to 
consider different categories of elements used by people in cities 
for navigation - Paths, Edges, Landmarks, Districts, Nodes - and 
to identify those elemnts for our sites (Lynch, 1964).

For our purposes, we will limit the District to the study section 
of the Acre neighborhood which is west of downtown, along the 
Merrimack St. commercial corridor, east of UMass Lowell Paths, 
south of the North canal and north of North Common.Major 
paths adjacent and important to the study sites are Merrimack 
Street, Cabot Street, Moody Street, and Salem and its extension 
into Market Street. 

The edges of the neighborhood are bounded by the Merrimack 
River and Canal, as well as  primary arterial roads which form 
wide and/or high-speed, heavy traffic paths. These include 
Father Morissette Boulevard to the north and west, Dutton 
Street to the east, and Fletcher Street to the south. The North 
Common also presents a potential barrier for moving through 
the neighborhood due to restricted hours and a limited number 
of paths across the site.

The primary landmarks in the study area are the Saint Jean 
Baptiste Roman Catholic Church and 8-storey City View Towers. 
Primary Nodes for the immediate area are the intersection of 
Merrimack and Cabot Streets where Brothers Pizza is located 
and the 4-street oddly-shaped intersection where Salem, Cabot, 
Market and Adam Streets come together at the Dominican 
Rancho Tipico take-out restaurant and adjacent to the Mercier 
Community Center.

Adjacencies, Neighborhood Amenities, 
Wayfinding Cont.

Neighborhood - Context, Culture, Stakeholders

The Stakeholders for this project include:
•	 The residents of Lowell, in particular the ones who may 

directly benefit from Section 8 housing
•	 The Owner of the Properties, Lowell Housing Authority 

and their development partner RENU (Revitalization Effort 
Towards New Urbanism, Inc.)

•	 LHA Property Management and Facilities
•	 Immediate abutting neighbors
•	 Nearby neighboring residents and businesses
•	 Community-minded nearby institutions or organizations
•	 Local businesses or entrepreneurs  who will benefit from a 

higher variety and concentration of neighborhood activity
•	 Non-locals who may take advantage of opportunities in the 

area that arise out of this development

Stakeholders

Cabot St showing new 32 unit mid-rise and City View Towers

HUD Owned Parking Lot Adjacent to Block 2Merrimack St and Cabot St Intersection
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Saint Jean Baptiste Roman Catholic Church Armand Mercier Community Center Salem St.

Merrimack St. North Common Village Decatur Ave Art Alley

SITE AND ZONING ANALYSIS
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Site Observations
While on site, ZED observed a low-density city environment 
with two-way roads, generally with parking and sidewalks lining 
both sides of the street. Salem Street, which becomes Market 
Street further east towards downtown, is slightly narrower 
with parking only on one side of the street. Some crosswalks 
exist at intersections but more crosswalks with new accessible 
curb ramps and pedestrian signals would serve to make the 
streetscape safer. ZED observed little to no pedestrian traffic 
and no bike traffic (or bike lanes). 

Smaller city blocks provide more choice of direction for 
pedestrians crossing the city and also provide some measure 
of traffic calming as cars are forced to stop more frequently for 
more intersections. 

The City of Lowell keeps a record of trees located on public 
property throughout the city. While there are regularly spaced 
street trees (commonly 20-50 ft spacing) along both sides of 
Merrimack Street starting at Cabot Street and moving east 

The parcels are all vacant of existing structures except for a one-
story, 1,626 square-foot vacant former takeout restaurant at 681 
Merrimack Street. No site surveys or record documents were 
made available by the Owner, with the exception of a Parking 
Lot repaving plan from 2000 of a HUD-owned surface parking 
lot at 80 Cabot Street, adjacent to Block 2.

For all other data related to the site and to produce our graphic 
representation and illustration, ZED relied on GIS data available 
from the State (MassGIS) and from City of Lowell (the study is 
particularly indebted to the efforts of Joe Donovan). This included 
parcel information, building footprints, street centerlines, contour 
lines/topography, trees on public land, streets and sidewalks.

Existing Structures and Record 
Documents

Site Conditions - Documented and Observed

SITE AND ZONING ANALYSIS

towards downtown, there is an absence of street trees in the 
immediate vicinity of the study sites and an absence of tree wells 
in the sidewalk. Moving west along Merrimack Street, planned 
Street trees in tree wells  only make another appearance in the 
University Crossing block closest to the river.

 The design team only visited the site during the day so efficacy 
of street lighting was not experienced directly. However, with 
tall street lamps spaced approximately 100 ft along Merrimack 
Street on alternating sides of the street, and very little commercial 
activity spilling light on the sidewalks, we can conclude that 
the pedestrian experience at night is very dark and does not 
currently achieve a comfortable lighting level for sense of safety.

Block 1 From Merrimack Street

Block 1 From Salem StreetBlock 1 from Merrimack St and Aiken St intersection
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Block 1 From Merrimack Street 29-35 Decatur Street from Dectur Ave 12 Decatur Ave from Dectur Ave

Existing Building on Block 2 29-35 Decatur Street from Dectur St 12 Decatur Ave from Dectur Ave

SITE AND ZONING ANALYSIS
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The current  Zoning Ordinance (ZO) for Lowell was adopted 
almost twenty years ago (2004) and has been amended 
piecemeal throughout the years. The City of Lowell’s Planning 
and Development Department has another important document, 
the City’s Master Plan. The Master Plan, Sustainable Lowell 2025,  
was published in 2011 after an extensive public engagement 
process and development study was conducted. The Master 
Plan and Zoning Ordinance are intended to have aligned and 
complementary goals and objectives. The City has partnered 
with a Boston design firm, Utile, to update the Comprehensive 
Masterplan, that update being called Lowell Forward 2040. 
According to the City’s website, that effort will “engage our 
community in creating a shared vision and framework to guide 
and shape the future of our city. This citywide planning initiative 
will knit together past, present, and future planning efforts across 
areas in the city, from Downtown to our unique and celebrated 
neighborhoods, to our transportation networks, open space, 
and natural resources” and has held two community meetings 
to date (City of Lowell Website, Comprehensive Master Plan 
Update - Lowell Forward 2040).

We understand through conversations with LHA and the RENU 
Board and representatives of the Planning Department that 
zoning revisions are forthcoming. Presumably these zoning 
revisions will bring the Zoning Ordinance more in line with  the 
Comprehensive Master Plan, and more in line with contemporary 
urban planning best practices. 

While we don’t know the extent or nature of all the forthcoming 
revisions to zoning, we do know that the City has engaged 
Stantec to advise on an urban planning approach to meeting 
the MBTA Communities Act, Section 3A, and Stantec has 
recommended a Transit Oriented Development Zoning Overlay. 
Per ZED’s conversation with Assistant Planner Dylan Ricker on 
8/18/2023,  the entirety of the Merrimack Corridor sites will be 
located in the Multifamily Midrise Overlay, which is part of the 

Lowell Zoning Overview

Regulatory and Zoning Review

SITE AND ZONING ANALYSIS

TOD Zoning Overlay and that any parking requirement in that 
Multifamily Midrise Overlay district will be eliminated. The City 
Council has reviewed the proposal and sent it to the Planning 
Board for a recommendation. The Planning Board is expected 
to discuss it October 16, 2023 and issue a recommendation to 
the City Council. 

The only aspect of the forthcoming zoning this study assumes 
will be in effect is the lack of requirement for parking on the 
three sites. Other than that, this study assumes current zoning 
requirements.

The Lowell zoning map with UMU designations for the project 
sites in the Acre Neighborhood is appended to the report with 
the Key Zoning Code Segments. The adjacent figure is an 
enlarged image of the immediate site and surrounding zoning 
designations:

Following is a Table outlining the basics of the Use and 
Dimensional Requirements for the two uses in UMU (Urban 
Mixed Use) Zoning District from ZO Section 5.1 Table of 
Dimensional Regulations. 

Blocks 1 and 2 are also within the Downtown Overlay District 
(parcels at both sides of Merrimack Street).

ZED has included uses specifically of interest to the development team. For 
the full Table of Uses, refer to the Appendix.

ZED has included the sections applicable to this study area’s zoning and 
uses. For the full Dimensional Regulations Table, refer to the Appendix.
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Based on the dimensional requirements, ZED has produced both 
Buildable Area Site Plans (1 for each block being studied) and 
an Axonometric Diagram showing the massing of the Buildable 
Envelope. Here are some notes on these diagrams
The Buildable Envelope is shown as a transparent gray mass in 
these diagrams.

•	 These represent the maximum area or volume for the 
proposed use on the specific sites as of right

•	 Blocks 1 and 2 will be considered Mixed Use; as such there 
is no height restriction and max Floor-Area-Ratio is 4.0

•	 Development on Block 3 will be considered Residential; as 
such there is no maximum Floor-Area-Ratio and no height 
restriction. Therefore, the diagram shows an envelope a 
similar scale to the existing neighborhood buildings with 
lines projecting upward indicating potential development if a 
tall skinny building on a small footprint was economically and 
technically feasible

•	 The Block 1 and Block 2 proposed options could be taller than 
the Buildable Envelope mass. This is because no setbacks 
are required per zoning and allowable F.A.R. is 4, resulting 
in a 4-story mass as the “buildable envelope”. However, 
proposed options show some setbacks and/or open space, 
thereby resulting in buildings of 5 or 6 stories.

Buildable Areas and Buildable Envelope

In our zoning study, ZED was unable to discover any municipal 
incentives for providing affordable housing such as parking 
reductions or bonuses in height, density or floor area ratio for 
UMU district zoning. The Zoning Ordinance’s only mention of 
Affordable Housing is pertaining to the Downtown Lowell Smart 
Growth Overlay District (SGOD), indicated on the zoning map 
as a very small parcel by the Riverwalk near where the Concord 
River merges with the Merrimack River. The Affordable Housing 
references appear to be a 20% inclusionary zoning provision 
with increased height and FAR and reduced parking to spur 
development of a specific parcel. ZED asked Dylan Ricker, 
Assistant Planner for the City, whether it was possible to apply 
for SGOD zoning on the LHA parcels for the development 
of Affordable Housing so the project might benefit from the 
incentives. He stated that was not possible since the zoning 
map indicates UMU Zoning for the study parcels (telephone 
conversation on 9/1/2023).

Affordable Housing Municipal Incentives

The Lowell Zoning Ordinance defines Lot Frontage as a 
“continuous line between side lot lines measured along the edge 
of a street, providing rights of access and potential safe year-
round practical vehicular access between the street line and a 
potential building site, and the street has been determined by 
the Planning Board to provide adequate access to the lot under 
the provisions of the Subdivision Control Law and the City of 
Lowell Subdivision Regulations” (Zoning Ordinance, Article II 
Definitions,p. 16).

The Building Code allows some buildings height and area 
increases based on frontage access and type of fire protection 
system. Based on the Development Team’s desired scale of 
development (sixty units of housing) and the desire to provide 
contextual, midrise development, seeking additional height or 
area beyond what is allowed as-of-right by zoning will not be 
necessary and, as such, is not considered in our zoning analysis.

Lot Frontage

Regulatory and Zoning Review

SITE AND ZONING ANALYSIS

Parking Requirements and Concerns
As previously stated, this study assumes no parking requirement, 
as anticipated by the forthcoming zoning for the area. We 
recognize, however, this is a concern for a population who, in 
the absence of robust public transit, is likely to rely on private 
vehicles to get to jobs, school, and other essential destinations 
on a regular basis. The lack of parking requirement indicates 
that the ideals for the neighborhood (reduced vehicular activity) 
are at odds with the realities of residents’ transit needs. In order 
for residents not to own vehicles or reduce their reliance on 

vehicles, convenient, safe, affordable and accessible transit 
options must be made available within a short timeframe.

For the purposes of this study to aid in addressing parking 
concerns, our site plans and Schemes indicate available adjacent 
street parking. And our solutions show practical on-site parking 
to the greatest extent feasible without hindering development 
potential or counteracting the city’s stated mixed-use midrise 
character goals for the neighborhood. 

As requested, ZED has provided a second option for Block 1 
- Option B - which assumes 1 parking space per unit and still 
achieves the 60 unit count deemed desirable. An Alternate to 
Option B is also offered which limits the parking to on-grade at 
ground level as a more affordable option to multi-level parking 
garage. However, this alternate option only achieves 45 units.

Additionally, of note in the existing Zoning Ordinance, Section 
4.3.5 Special Rules Item 5 states “In a Commercial, Mixed-Use, 
Special Purpose, Office, or Industrial District, an off-site parking 
area, as an accessory use, located within 1000 feet of a primary 
use on a separate lot and for the parking of passenger cars of 
employees, customers or guests of commercial or institutional 
establishments, provided no charge is made for parking, and 
no automotive sales or service operations are performed in 
the parking area, may be allowed by special permit” (Zoning 
Ordinance, p. 30). We would suggest this provision of providing 
parking on a nearby lot to your residents, which is allowed by 
special permit, could potentially bridge the gap in demand for 
parking if deemed necessary.

Another useful provision in the current Zoning Ordinance, is 
stated in Table of Uses 12.6 (i), allowing for a “private area used 
for parking passenger cars of residents of other lots located within 
400 feet or their guests owned and operated by a registered not-
for-profit or public entity and not operated as a gainful business” 
by Special Permit. Refer to the potential parking available noted 
under “Additional Thoughts and Ideas” in the Block 3 Option 
section of this report.
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Decatur St.Decatur Ave.

Salem St.

Merrimack St.

Moody St.

Cabot St.

Austin St.

Aiken St.

Block 1

Block 2

Block 3*

12 
Dectur 

Ave.
29 - 35

Dectur Ave

Market St.

BUILDABLE AREA AXON

*There is no Maximum Floor-Area-Ratio or Maximum Height for 
Residential Use in UMU Zoning District - dashed lines indicate 
regulatory possibility of building a tall building on a small footprint. For 
practical reasons, ZED is showing 3 & 4 story building massing which 
might be economically feasible to construct on the Block 3's smaller 
sites using light frame wood construction. 17 of 71



BLOCK 1 - BUILDABLE FOOTPRINT
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0 ft. rear yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

0 ft. side yard setback 
per ZO section 5.1 
Table of Dimensional 
Regulations

0 ft. front yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

0 ft. front yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

Block 2
Lot Information

Combined Lot Size: 11,172 sf
Zone: UMU
Use: Other

Zoning Regulations
Front Set Back: 0'
Side Set Back: 0'
Rear Set Back: 0'
FAR: 4
Min Lot Size: N/A
Min Lot Area/ DU: NA
Min Frontage: 25 ft
Max Height/Stories: No Maximum

Lot Calculations
Buildable Area: 44,688 sf

Existing building to be demolished

Existing trees to be removed 

Existing tree to be removed

Downtown Overlay District

Buildable Area

Floor Area Ratio (FAR) = Floor Area/Lot Area
DU = Dwelling Unit 
Frontage =  Continuous line between side lot lines 
measured along the edge of a street, providing rights of 
access and potential safe year-round practical vehicular 
access between the street line and a potential building 
site, and the street has been determined by the Planning 
Board to provide adequate access to the lot under the 
provisions of the Subdivision Control Law and the City of 
Lowell Subdivision Regulations. Refer to Frontage 
Discussion in Zoning Analysis. 

Street Parking

BLOCK 2 - BUILDABLE FOOTPRINT
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0 ft. front yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

0 ft. side yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

0 ft. front yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

0 ft. front yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

0 ft. rear yard setback per ZO 
section 5.1 Table of 
Dimensional Regulations

Encroachment of community center 
onto combined parcels. Amount TBD.

Combined Lot Size: 34,610 sf
Zone: UMU
Use: Other

Zoning Regulations
Front Set Back: 0'
Side Set Back: 0'
Rear Set Back: 0'
FAR: 4
Min Lot Size: N/A
Min Lot Area/ DU: NA
Min Frontage: 25 ft
Max Height/Stories: No Maximum

Lot Calculations
Buildable Area: 138,440 sf

Existing trees 
to be removed

Existing utility box 
to be relocated

Pawtucketville/ UMass 
Lowell North Bus Stop

Downtown Overlay District

Buildable Area

Floor Area Ratio (FAR) = Floor Area/Lot Area
DU = Dwelling Unit 
Frontage =  Continuous line between side lot lines 
measured along the edge of a street, providing rights of 
access and potential safe year-round practical vehicular 
access between the street line and a potential building 
site, and the street has been determined by the Planning 
Board to provide adequate access to the lot under the 
provisions of the Subdivision Control Law and the City of 
Lowell Subdivision Regulations. Refer to Frontage 
Discussion in Zoning Analysis. 

Street Parking
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Street Parking
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BLOCK 3 - BUILDABLE FOOTPRINT
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Block 3
Lot Information
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Decatur St
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Zone: UMU
Use: Residential

Front Set Back: Consistent with 
existing setbacks
Side Set Back: 3 SUM 17
Rear Set Back: 15 ft
FAR: None
Max Height/Stories: No Maximum
Min Lot Size: 3,400 sf
Min Lot Area/ DU: 1,000 sf
Min Frontage: 55 ft

Zoning Regulations

Lot Information
Lot Size: 2,461 sf (nonconforming 
per ZO section 5.1 Table of 
Dimensional Regulations)

Buildable Footprint: 1,072 sf
Unit Count*: 2

Lot Calculations

29-35 
Decatur St.
Lot Information

Lot Size: 4,679 sf

Buildable Footprint: 
2,488 sf
Unit Count*: 4

Lot Calculations

3 Stories Proposed

4 Stories Proposed

*Number of units is restricted by zoning 
minimum lot area per dwelling unit

Downtown Overlay District

Buildable Area

Floor Area Ratio (FAR) = Floor Area/Lot Area
DU = Dwelling Unit 
Frontage =  Continuous line between side lot lines 
measured along the edge of a street, providing rights of 
access and potential safe year-round practical vehicular 
access between the street line and a potential building 
site, and the street has been determined by the Planning 
Board to provide adequate access to the lot under the 
provisions of the Subdivision Control Law and the City of 
Lowell Subdivision Regulations. Refer to Frontage 
Discussion in Zoning Analysis. 

Street Parking

BLOCK 3 - BUILDABLE FOOTPRINT
0

SCALE: 1"= '

60 90

30

30

ya
rd

3' 
-  0

" s
ide

si de  ya rd

1 4' -  0 "

0 ft. front yard setback consistent with 
existing setbacks on the block 
per ZO section 5.1 Table of 
Dimensional Regulations. Reduction in frontage requires special permit 
per ZO section 5.1.1.7

rear yard
15' - 0"

side yard

14' - 0"yard
3' - 0"  side

53
.5

5'
 F

ro
n t

ag
e

36.38'

49.85'

28.58'

rear yard
15' - 0"

28.5 8'

rear yard

15' - 0"

4'-6" front yard setback to be consistent with existing setbacks 
on the block per ZO section 5.1 Table of Dimensional 
Regulations. However, property line extends over sidewalk

Block 3
Lot Information

12 Dectur Ave.

66.69' Frontage

62
.2

6'77
.0

4'

29.21'

38.11'

rear y ard
15' - 0"

3 ft min, 17 ft cumulative side yard setback 
per ZO section 5.1 Table of Dimensional 
Regulations

3 ft min, 17 ft cumulative side yard setback 
per ZO section 5.1 Table of Dimensional 
Regulations

Decatur St

D
ec

at
ur

 A
ve

Zone: UMU
Use: Residential

Front Set Back: Consistent with 
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Side Set Back: 3 SUM 17
Rear Set Back: 15 ft
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Min Lot Size: 3,400 sf
Min Lot Area/ DU: 1,000 sf
Min Frontage: 55 ft
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Lot Information
Lot Size: 2,461 sf (nonconforming 
per ZO section 5.1 Table of 
Dimensional Regulations)

Buildable Footprint: 1,072 sf
Unit Count*: 2
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Lot Information

Lot Size: 4,679 sf

Buildable Footprint: 
2,488 sf
Unit Count*: 4
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3 Stories Proposed

4 Stories Proposed

*Number of units is restricted by zoning 
minimum lot area per dwelling unit

Downtown Overlay District

Buildable Area

Floor Area Ratio (FAR) = Floor Area/Lot Area
DU = Dwelling Unit 
Frontage =  Continuous line between side lot lines 
measured along the edge of a street, providing rights of 
access and potential safe year-round practical vehicular 
access between the street line and a potential building 
site, and the street has been determined by the Planning 
Board to provide adequate access to the lot under the 
provisions of the Subdivision Control Law and the City of 
Lowell Subdivision Regulations. Refer to Frontage 
Discussion in Zoning Analysis. 
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The evidence gathered and presented in this study all lead 
the Design Team to deduce that the City Planning Department 
- with adequate city council and public support - desire and 
advocate mixed-use,  midrise, transit-oriented, walkable and 
accessible development for the area of study. This appears 
to be a long-standing goal considering the current zoning 
ordinance designates the area Urban Mixed Use (name is self 
explanatory). The Merrimack Street Downtown Overlay District 
promotes a bolstering of commercial spaces (specifically retail 
and restaurant, not office use) directly on the commercial street, 
in an effort to activate the streetscape. These are tried and true 
urban planning strategies. 

The new addition to the Citys’ planning strategies to achieve 
the same goal is the addition of a TOD (Transit-Oriented-
Development) Zoning Overlay which will eliminate the parking 
requirement and indicates to the design team the City’s 
commitment to revitalization and walkability.

To reiterate, the evidence presented includes an observed 
and documented existing neighborhood which is persistently 
low-density and under-invested, the City’s published Zoning 
Ordinance as well as the complementary Comprehensive 
Masterplan, concurrent City initiatives (Masterplan Update 
Lowell Forward 2040) and the forthcoming Transit Oriented 
Development Zoning Overlay (Mixed Use Midrise Overlay 
District).

Based on this analysis, to achieve regulatory and long-
term success, the design team recommends LHA & RENU 
Development focus on aligning its Affordable Housing goals 
with the goal of a vibrant, urban, mixed-use midrise vision the 
City holds for the neighborhood. As such our proposed Massing, 
Concept, and Options will emphasize development strategies 
that align with the City goals as stated herein.

Since this study is being conducted in Q3 of 2023 and a Design 
Phase for the Project would likely start Q1 2024 at the earliest, 
with adequate time for regulatory review, design and bidding, 
we assume any construction work would apply for permits in Q1 
of 2024 at the very earliest. At that point in time, the applicable 
building code will be the 10th Edition of the MA State Building 
Code, which will adopt 2021 IBC and IRC. 

Any new work shall conform to IECC 2021 with MA Stretch 
Energy code which is now governed by DOER and went into 
effect in July 2023. Lowell is a Stretch Code Community. 

The development must adhere to the requirements of 
Americans with Disabilities Acts, Massachusetts Architectural 
Access Board Regulations (MAAB), and the Uniform Federal 
Accessibility Standards, ensure that all public spaces in the 
buildings are accessible, and provide 5% of units as mobility-
accessible MAAB “Group 2A” units and 2% of units with Deaf/
Hearing Impaired Devices per MAAB. The remaining units must 
comply with MAAB “Group 1” accessibility requirements.

The new construction will be equipped throughout with code-
compliant fire protection and fire alarm systems.

Additionally, the buildings must meet the requirements of 
the Massachusetts Multifamily New Construction Design 
Requirements & Guidelines, made available by the Executive 
Office of Housing and Livable Communities. ZED proposed 
solutions, including layouts for apartment interiors, allocate 
adequate space for the requirements outlined in those 
Guidelines.

Applicable Codes

SITE AND ZONING ANALYSIS

21 of 71

Analysis and Principle 
Considerations

Sustainability and Resiliency

Any modernization or redevelopment as state-funded housing 
shall conform to the Complete Climate Resilience Design 
Guidelines, EOHLC’s* Design Guidelines for Resiliency. As 
previously stated, the MA State Energy Code is now  IECC 
2021 with MA Stretch Energy code compliance required for 
the City of Lowell.  ZeroEnergy recommends following the 
principles of Passive House as a calculated and data-driven 
approach to design, including early energy modeling, as a 
best practice for sustainable and reliably-performing building 
construction, whether or not certification is a project goal. 
Based on state climate and resiliency goals, we recommend 
any new construction be all-electric and incorporate renewable 
(solar) energy or be designed as solar-ready. For Affordable 
Housing projects, we also recommend incorporating Enterprise 
Green Communities criteria in the design, again whether or not 
certification is a project goal.

*Executive Office of Housing and Livable Communities, formerly Department of Housing and 
Community Development (DHCD)



Permissibility

Legal or Deed Restrictions

In our study, we did not encounter any major cause for concern 
regarding obtaining a permit. According to Dylan Ricker, there 
are no zoning restrictions on combining lots. The applicant needs 
to demonstrate 25 ft of frontage (adequate frontage at all sites 
proposed to be combined), and to submit an ANR (Approval Not 
Required) application form to the planning department to merge 
the lots.

Site Plan Review is required for any residential structure with 
more than three dwelling units  per ZO 11.4.2 Item 2.
Planning Board approval will be required for more than 11 units 
on one lot per ZO Article XII Table of Uses. ZED recommends 
LHA-RENU communicate early and often with as much good 
will and transparency as possible with the Planning Department 
about development intentions. This approach will build good 
relations with the department and facilitate a smoother process 
when the projects move ahead to future phases.

For the smaller development on Block 3, LHA would need to 
obtain special permission for reduction in frontage (less than 
55 ft frontage) and per the Table of Uses, 2 dwelling units on 
a UMU-zoned lot also requires special permission for the 12 
Decatur Ave site only. The ZO indicates frontage reduction is 
permissible per ZO 5.1.1.7 in a UMU district.

Similarly, we recommend a full and complete investigation into 
legal restrictions on the properties. While we did not encounter 
any legal restrictions during our zoning research or note any 
potential easements or unanticipated uses during our site visit.

Physical Site Surveys
A full and complete survey of the properties, their utilities, the 
elevations and grades, site features, and soil conditions has not 
been conducted for this study based on direction from the LHA. 
ZED has relied on publicly-available information from MassGIS 
and Lowell GIS department, other online sources, as well as 
limited observation and a visual survey conducted during ZED’s 
site visit.

ZED has been made aware from information provided by the 
City that the areas surrounding the site do not have separated 
storm and sewer drains. Stormwater and Sewer are combined 
in this neighborhood. This information is outside the scope of 
the study because it did not directly pertain to the yield analysis 
of the parcels in question. It could, however, be a concern for the 
development if greatly increasing the demand on the existing 
drains with new connections made to the street utilities (such 
as would be required for a large-scale development). It is also 
a concern for cities who are already experiencing increased 
flash flooding due to climate change. Please be aware that as 
the development moves forward, LHA-RENU may be asked to 
assist the city in separating part of the system’s storm drains 
from sewer in the immediate vicinity.

ZED recommends commissioning environmental reports, 
geotechnical reports, and professional surveys of the properties 
by qualified professionals in those disciplines, and seeking 
consultation regarding permitting with your civil engineer, as 
early as possible leading up to the design phase to facilitate 
awareness of any potential site-related issues. 

While looking into nearby historic districts, as well as properties 
listed on the Register of National Historic Places and properties 
inventoried by the state, ZED discovered that three LHA-owned 
properties held structures meeting the definition of “historic 
structure” according to Zoning Ordinance 9.1.6 which have since 
been demolished. These properties meet the definition of “historic 
structure” since they are “Individually listed on a state inventory 
of historic places in states with historic preservation programs 
which have been approved by the Secretary of the Interior.” 
These properties are listed  as “not being demolished” on the 
Massachusetts Historical Commission (MHC) Historic Inventory, 
found on Massachusetts Cultural Resource Information System 
(MACRIS). The three properties are 734-736 Merrimack Street 
(The Timothy Bascom House), 730-732 Merrimack Street (The 
J.H. Roy House), and 722-724 Merrimack Street (Albert Wheeler 
- Joshua Converse House).

ZED was informed of structures on Salem and Decatur Streets 
and Decatur Avenue being demolished, but not on Merrimack 
Street. It is likely these were demolished prior to acquisition by 
LHA. The properties were all inventoried in 1980. No. 722 and 
724 were purchased from Lowell Development and Financial 
Corporation (LDFC) in 1995. No. 730 was purchased from 
the City of Lowell in 1998 and No. 734 was purchased from 
Mary Katsikas in 1999. LDFC or previous owners may be able 
to inform about the circumstances surrounding demolition. 
Whichever entity or owner demolished the properties, may be 
at risk of having violated Massachusetts General Law. c. 9, 
§§ 26 through 27C. To limit LHA’s liability when moving into a 
development phase in which the project will come under public 
scrutiny, ZED recommends investigating when and by whom 
these structures were demolished, confirming current non-
significance of properties with the Lowell Historic Board, and 
contacting MHC to update their records accordingly.

Sites Previously Held Historically 
Significant Structures

SITE AND ZONING ANALYSIS
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Unknown Conditions, Areas of Concern, Permissibility Issues, 
and Unaddressed Development Aspects



Planned Development

SITE AND ZONING ANALYSIS
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We also recommend LHA and RENU follow up with Board 
Member contacts who may be able to advise regarding other 
developments within the immediate vicinity, specifically any 
planned by UMass or Merrimack St Real Estate Development 
Corp. It is possible that there are mutually beneficial or 
synergistic opportunities for collaboration with these other 
entities, or that they might lend support to LHA and RENU’s 
proposed developments.

Forthcoming Zoning Revisions
This study anticipates notable revisions to parking 
requirements for this part of the city due to the anticipated 
Transit Oriented Development Zoning Overlay. ZED received 
information verbally over the phone from the Planning 
Department only regarding minimum parking requirements 
being eliminated at these sites. Other details of this TOD 
Zoning Overlay are at this stage unknown.  

Unknown Conditions, Areas of Concern, Permissibility Issues, 
and Unaddressed Development Aspects
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Conceptual Design, Massing and 
Preliminary Cost Estimate of Options



PRELIMINARY CONSTRUCTION COST ESTIMATE ASSUMPTIONS
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1.	 Design fees and other soft costs
2.	 Interest expense
3.	 Owner’s project administration
4.	 Printing and advertising
5.	 Specialties, loose furnishings, fixtures and equipment beyond 

what is noted
6.	 Site or existing condition surveys and investigations
7.	 Hazardous material or soils remediation, or other 

environmental remediation
8.	 Tenant fit out 

Exclusions
1.	 Estimates are based on Conceptual Designs by ZeroEnergy 

Design as part of this study
2.	 Estimates are provided for (4) Schemes: (1) Block 1, Option 

A - “Preserve Open Space”; (2) Block 2, Option B1 - “One 
Parking Space per Dwelling Unit”; (3) Block 2 - “Maximum 
Development Yield”; (4) Block 3 - “Economic Residential 
Development Potential for small parcels”

3.	 Square Footage Costs are based on the following Sources: 
2022 Professional Construction Estimator Estimates for 
similar construction type from, 2021 Q1 Cumming Report US 
Cost/SF Construction Market Analysis, 2022 The Beck Group 
Cost Report for parking costs, 2023 WGI Parking Structure 
Cost outlook, recent construction costs for similar projects 
disclosed by ZED’s client, Cambridge Housing Authority, in 
an internal memo. R.S. Means 2020 cost data was used for 
demolition costs for 681 Merrimack Street.  Escalation at 6% 
per year has been accounted for in adapting these reference 
numbers to project the anticipated construction cost. 

4.	 Per Unit Costs are included as a secondary metric of 
comparison for reference. Construction costs for four recent 
similar area projects were used (with escalation built in). 
Note Block 1, which has the highest yield, results in the Per 
Unit cost being close/comparable to the Square Foot Cost. 
The Per Unit Cost for Block 2 is unlikely to be an accurate 
cost metric since there is more development of non-unit 
space planned for this block. The data used for Block 3 is 
from a similarly-sized 2 unit project for another Housing 
Authority that was recently estimated by an Independence 
Cost Estimator.

5.	 Block 1, Option B2 is provided only as a written description 
as an Alternate to Block 1 Option B1

6.	 These cost estimates assume prevailing wage and public 
bidding will be required.

7.	 Typical sitework has been included. Atypical site work, such 
as blasting for ledge, is excluded. 

Basis for the Estimate and Assumptions

Preliminary Construction Cost Estimate Assumptions

8.	 Based on the likely timeline of funding, planning, design, and 
bidding, these construction estimates assume 2025 prices as 
the midpoint of construction. Escalation has been included 
at 6% per year to inflate historical prices to the midpoint of 
construction.

9.	 Data sources where we assume “open shop” (i.e. no 
prevailing wage) have been escalated for prevailing wage 
and public bidding by 43% based on studies conducted by 
another Housing Authority.

10.	Data sources where we assume union or prevailing wages 
have been escalated for public bidding by 20% based on 
studies conducted by another Housing Authority.



BLOCK 1 - OPTION A

Block 1, Option A conceptual design yields 75 apartments on 
levels 2-6 (15 units/floor), 3,085 sf Commercial Space along 
Merrimack Street at Ground level and 1,902 sf Business 
Tenant space on the ground floor on Salem Street. The first 
floor housing Storage Use (garage) and commercial uses will 
be non-combustible construction with fire-resistive construction 
separating it from the five residential floors of wood construction 
and is permitted by a special provisions section in the code, and 
is known as “podium construction.” A licensed daycare facility 
may be considered for the business tenant on Salem Street, 
taking advantage of proximity to low-rise family housing. The 
Commercial tenant on Merrimack Street could be a new eat-in 
restaurant with healthy options, such as Life Alive (the recently-
completed Davis Square Life Alive required 3,000 sf). The tenant 
spaces could also be subdivided for appropriate neighborhood 
businesses, take-out restaurant or retail. Note, it is assumed 
that tenants will be provided with a “warm dark shell” and will 
fit out their leased space at their own expense. The residential 
unit breakdown is (37) 1-Bedroom apartments and (38) 
2-Bedroom apartments, which include (2) mobility accessible 
1-Bedroom units and (2) mobility accessible 2-Bedroom units. 
(2) deaf/hearing-impaired equipped units will also be required 
to comply with Massachusetts Accessibility code. These metrics 
are summarized in the charts labeled “Block 1 Areas - Opt. A - 
Preserve Open Space.”

The conceptual site design locates the mass of the building 
along one-way Decatur Street, with Leasable Tenant space on 
the ground floor at the commercial streets and parking on-grade 
between the ground floor indoor spaces. The parking (limited to 
19 spaces below the residential floors) will be accessed from an 
existing curb cut on Decatur Street, which is currently a very wide 
curb cut and may be narrowed. The building is proposed set back 
from Decatur Street by 10 ft. to increase safety for pedestrians 
on Decatur Street, provide a gracious entry to the building, 
and improve the proportions and psychological comfort of that 
outdoor space beside a tall building - in other words improve the 
proportions of the street cross-section by making the scale of the 

Block 1 - Option A “Preserve Open Space”

street match the scale of the buildings. The site concept allows 
for generous public open space between the new development 
and the community center, extends the Green Alley (Decatur 
Ave.) to a “Nature Node,” offers the possibility of retaining some 
mature shade trees, and maintains a mid-block pedestrian path 
between Merrimack and Salem Streets, all desirable attributes 
for a safe, healthy and walkable environment. 

The gross building area is 86,904 sf, which results in a Floor 
Area Ratio (F.A.R.) of 2.51.  A F.A.R. of 4 is allowed as-of-right 
for this use and this zoning so this proposed scheme does 
not maximize yield. There are approximately 21 street parking 
spaces adjacent to this block, making the parking count 40 or a 
ratio of 0.53 spaces per dwelling unit.
The site work in redeveloping this site will require the relocation 
of Site electrical equipment and telephone box which is currently 
located near the parking area on Block 1.

Alternate to Block 1 Option A: If the team prefers 60 units and 
a 5-story structure (matching the height of the Acre Crossing 
development across Cabot Street), the residential area may 
simply be reduced by one 15,309 sf floorplate.

Strengths of this Option:
•	 Aligns with City’s expressed development goals
•	 Achieves a high yield without maximum density
•	 Preserves open space and mature shade trees
•	 Does not require any new curb cuts 
•	 Activates the commercial streetscape and provides 

interesting and pleasant pedestrian experience
•	 Provides minimal but useful on-site parking achieving 

between 0.25 and 0.5 spaces/dwelling unit

Drawbacks of this Option:
•	 May not provide adequate parking for residents
•	 Does not maximize yield (higher density is allowed as-of-

right)
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BLOCK 1 - OPTION A

BLOCK 1 AREAS - OPT. A - PRESERVE OPEN SPACE

Area Schedule Block 1 - Option A
Area Category Area Count

BLOCK 1 LEVEL 1
Business - Early Childhood 1,902 SF 1
Commercial 3,085 SF 1
Residential-Amenity 1,000 SF 2
Residential-Circulation 1,066 SF 4
Residential-Miscellaneous 737 SF 4

7,790 SF
BLOCK 1 LEVEL 2
Residential-Amenity 619 SF 1
Residential-Circulation 1,853 SF 4
Residential-Miscellaneous 291 SF 3
Residential-Unit 12,544 SF 15

15,307 SF
BLOCK 1 LEVEL 3
Residential-Amenity 619 SF 1
Residential-Circulation 1,853 SF 4
Residential-Miscellaneous 291 SF 3
Residential-Unit 12,545 SF 15

15,307 SF
BLOCK 1 LEVEL 4
Residential-Amenity 619 SF 1
Residential-Circulation 1,854 SF 4
Residential-Miscellaneous 291 SF 3
Residential-Unit 12,545 SF 15

15,308 SF
BLOCK 1 LEVEL 5
Residential-Amenity 619 SF 1
Residential-Circulation 1,853 SF 4
Residential-Miscellaneous 291 SF 3
Residential-Unit 12,545 SF 15

15,308 SF
BLOCK 1 LEVEL 6
Residential-Amenity 619 SF 1
Residential-Circulation 1,854 SF 4
Residential-Miscellaneous 291 SF 3
Residential-Unit 12,545 SF 15

15,308 SF
BLOCK 1 ROOF
Residential-Amenity 1,277 SF 3
Residential-Circulation 1,229 SF 4
Residential-Miscellaneous 69 SF 1

2,575 SF
86,904 SF

Unit Matrix Block 1 - Option A
Name Area Count

1 BR
1 BR 26,700 SF 37

2 BR
2 BR 36,022 SF 38
75 62,722 SFTOTAL 75

GROSS AREA
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BLOCK 1 LEVEL 1
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75 62,722 SFTOTAL 75

GROSS AREA
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Block 1 - Option A “Preserve Open Space”



BLOCK 1 OPT. A- SITE PLAN
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Rentable Area Legend
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Rentable Area Legend
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BLOCK 1 OPT. A - AXON

Level 1
Parking 
   19 Spaces
Commercial
   3085 SF 
Business
   1902 SF

 

Level 2
15 units

(8) 1 BR
(7) 2 BR

Level 3
15 units

(7) 1 BR
(8) 2 BR

Level 4
15 units

(7) 1 BR
(8) 2 BR

Level 5
15 units

(7) 1 BR
(8) 2 BR

Level 6
15 units

(8) 1 BR
(7) 2 BR

Residential - Circulation

Residential - Unit

Residential - Amenity

Residential - Miscellaneous

Business - Office

Commercial
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BLOCK 1 - OPTION B

Block 1, Option B1 conceptual design yields 60 apartments on 
levels 3-6 (15 units/floor), with car parking on grade accessed 
via the existing Decatur St. curb cut and a second level of 
parking accessed via a new curb cut and ramp on Salem Street. 
There is also a simple residential entry on Merrimack Street at 
Ground level  with no commercial space proposed. The floors 
housing vehicular storage are required to be non-combustible 
construction with fire-resistive construction separating it from 
the four floors of wood construction above. The residential unit 
breakdown is (28) 1-Bedroom apartments and (28) 2-Bedroom 
apartments, and (4) 3-Bedroom apartments which will include 
(3) mobility accessible units. (2) deaf/hearing-impaired equipped
units will also be required to comply with Massachusetts
Accessibility code. These metrics are summarized in the charts
labeled “Block 1 Areas - Opt. B - (1) Parking Space Per DU.”

The conceptual site design locates the mass of the building in 
the same location as Block 1 Option A, and the site layout is 
similar allowing for generous public open space between the new 
development and the community center, offers the possibility 
of retaining some mature shade trees, and maintains a mid-
block pedestrian path between Merrimack and Salem Streets. 
However, the pedestrian extension of the Green Alley has been 
eliminated to maximize parking.

The gross building area is 67,829 sf, which results in a Floor 
Area Ratio (F.A.R.) of 1.96.  A F.A.R. of 4 is allowed as-of-right 
for this use and this zoning so this proposed scheme does not 
maximize yield and is quite low density. There are approximately 
21 street parking spaces adjacent to this block, making the 
parking count 81 or a ratio of 1.35 spaces per dwelling unit.The 
site work in redeveloping this site will require the relocation of 
Site electrical equipment and telephone box which is currently 
located near the parking area on Block 1.

Block 1 - Option B1 “One Parking Space per Dwelling Unit”

If the team deems the 2-level parking structure too costly to 
develop, the development team might consider Alternate Option 
B2, which assumes 1 level of parking on grade with 45 parking 
spaces and (3) levels of apartments above for a total of four 
floors and 45 apartments. In Option B2, 4 spaces are tandem 
parking spaces. 

Strengths of this Option:
• Provides 1 parking space for each apartment
• Achieves a high yield without maximum density
• Preserves open space and mature shade trees

Drawbacks of this Option:
• ZED has concerns about whether the City would approve

this development proposal
• Does not align with City’s expressed development goals
• Does not create commercial space for revenue, for local

investiture/ entrepreneurship, or to activate the streetscape
• Whether or not screening elements are incorporated, a multi-

level parking structure would read as a “parking garage” from
the street which detracts from the beauty and psychological
safety of the streetscape

• Introduces a curb cut to Salem Street which is undesirable
and may not be permissible
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BLOCK 1 - OPTION B
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Block 1 - Option B1 “One Parking Space per Dwelling Unit”
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BLOCK 1 AREAS - OPT. B - (1) PARKING SPACE PER DU

Area Schedule Block 1 - Option B
Area Category Area Count

BLOCK 1 LEVEL 1
Residential-Amenity 191 SF 1
Residential-Circulation 884 SF 4
Residential-Miscellaneous 388 SF 2

1,463 SF
BLOCK 1 LEVEL 2
Residential-Circulation 1,077 SF 4
Residential-Miscellaneous 387 SF 2

1,463 SF
BLOCK 1 LEVEL 3
Residential-Amenity 354 SF 1
Residential-Circulation 2,077 SF 4
Residential-Miscellaneous 382 SF 3
Residential-Unit 12,496 SF 15

15,310 SF
BLOCK 1 LEVEL 4
Residential-Amenity 354 SF 1
Residential-Circulation 2,077 SF 4
Residential-Miscellaneous 382 SF 3
Residential-Unit 12,497 SF 15

15,310 SF
BLOCK 1 LEVEL 5
Residential-Amenity 354 SF 1
Residential-Circulation 2,077 SF 4
Residential-Miscellaneous 382 SF 3
Residential-Unit 12,497 SF 15

15,310 SF
BLOCK 1 LEVEL 6
Residential-Amenity 354 SF 1
Residential-Circulation 2,077 SF 4
Residential-Miscellaneous 382 SF 3
Residential-Unit 12,497 SF 15

15,310 SF
BLOCK 1 ROOF
Residential-Amenity 2,021 SF 3
Residential-Circulation 1,482 SF 5
Residential-Miscellaneous 160 SF 1

3,663 SF
67,829 SF

Unit Matrix Block 1 - Option B
Name Area Count

1 BR
1 BR 18,783 SF 28

2 BR
2 BR 25,918 SF 28

3 BR
3 BR 5,286 SF 4
60 49,987 SFTOTAL 60

GROSS AREA
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Rentable Area Legend

Parking Structure
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Stair
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Elev.
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BLOCK 1 OPTION B
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Rentable Area Legend
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Rentable Area Legend
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BLOCK 1 OPT. B- AXON

Level 1
Parking 
   31 Spaces 

Level 2
Parking
   29 Spaces

Level 3
15 units

(7) 1 BR
(7) 2 BR
(1) 3 BR

Level 4
15 units

(7) 1 BR
(7) 2 BR
(1) 3 BR

Level 5
15 units

(7) 1 BR
(7) 2 BR
(1) 3 BR

Level 6
15 units

(7) 1 BR
(7) 2 BR
(1) 3 BR

Residential - Circulation

Residential - Unit

Residential - Amenity

Residential - Miscellaneous
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Preliminary Construction Cost Estimate

BLOCK 1 OPT. B1 - PRELIMINARY CONSTRUCTION COST ESTIMATE
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BLOCK 1 OPT. B2 - PRELIMINARY CONSTRUCTION COST ESTIMATE
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HDTDHDKWD�THUa�o[D�mDWI�jHÙFN�_UPR�SDFUHRN�l̀aaDH�\]\\�WUKP̀CRDQ�g̀R�KUR
P̀DQ

DGW[
_UPR�FDH�̀KJR�THUa�CGHLDH�FHUVDWR�GQQJRJUKGC�FHUVDWRYPFDWJTJW�QGRG�FUJKR�WUKP̀CRDQ
g̀R�KUR�̀PDQ

pqrstu�vww���w��

�ut��	
���w��

s��ut	s�u��s��r�s�
w	�r�
	
��w����ut�r	
�

��N�O� ��������\�NB]�NOO��]�

�� ��ON������ �BN���N�]\�O]

_UPR�FDH�SDPJQDKRJGC���DCCJKL��KJR �� ���]N�O\����\�N\�\N��\�O]



Block 2 conceptual design yields 28 apartments on levels 3-6 (7 
units/floor), 2,976 sf Commercial Space along Merrimack Street 
at Ground level and 6,265 sf Business Use/Office space at the 
second floor. The first floor houses commercial uses and will 
be non-combustible construction with fire-resistive construction 
separating it from the five floors of wood construction, is 
permitted by a special provisions section in the code, and is 
known as “podium construction.” The Ground floor space could 
be one tenant or subdivided into 2 or 3 spaces for appropriate 
neighborhood businesses, take-out restaurant or retail. The 
office space at the second floor is adequately sized for the LHA 
leasing offices as provided in stated program. The residential unit 
breakdown is (12) 1-Bedroom apartments and (12) 2-Bedroom 
apartments, and (4) Studio apartments which will include (1) 
mobility accessible 1-Bedroom unit and (1) mobility accessible 
1-Bedroom units. (1) deaf/hearing-impaired equipped unit will 
also be required to comply with Massachusetts Accessibility 
code. These metrics are summarized in the charts labeled 
“Block 2 Areas - Max. Yield.”

The conceptual site design locates the mass of the building 
along Merrimack Street with no setback as is appropriate for 
the commercial district. Ground floor entry doors should be 
recessed so they do not cross the property line. Using part of 
the HUD-owned 80 Cabot St lot, 20 on-grade parking spaces 
are provided behind the building, one row of parking being 
underneath the upper floors which will have a larger footprint 
than the ground floor. Parking is accessed from an existing curb 
cut on Cabot Street, allowing a curb cut on Merrimack Street 
to be eliminated. Residential secure and covered bike parking 
is proposed in a separate 1-story structure in the rear of the 
building, also accessed via the vehicular curb cut on Cabot 
Street. The site design locates commercial space at the most 
prominent area of the building: the corner/intersection of Cabot 
and Merrimack Streets and locates the office and residential 
entry at the west end of the building allowing for increased 
privacy. The site concept does not retain any on-grade open 
space but allows for a resident roof deck.

BLOCK 2

Block 2 - “Maximum Development Yield”

The gross building area is 44,278 sf, which results in a F.A.R. of 
3.96 which..  A F.A.R. of 4 is allowed as-of-right for this use and 
this zoning. There are approximately 24 street parking spaces 
adjacent to this block, making the parking count 44 or a ratio of 
1.57 spaces per dwelling unit. 

If the team deems the office space too costly to develop, the 
development team might consider the core and shell for the 
office space and commercial space could be proposed with the 
main development, with funding for the leasing office fit-out to be 
procured in the future or from another source. 

Strengths of this Option:
•	 Aligns with City’s expressed development goals
•	 Achieves maximum density as of right (F.A.R. of 4)
•	 Eliminates the curb cut from the commercial street
•	 Does not require any new curb cuts 
•	 Activates the commercial streetscape and provides 

interesting and pleasant pedestrian experience
•	 When considered with adjacent street parking, arguably 

provides adequate parking for both the Office and Residential 
uses

Drawbacks of this Option:
•	 Does not provide open space on grade or access to green 

space for residents
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BLOCK 2

BLOCK 2 AREAS - MAX. YIELD

Area Schedule Block 2
Area Category Area Count

BLOCK 2 LEVEL 1
Commercial 2,976 SF 1
Residential-Amenity 664 SF 2
Residential-Circulation 860 SF 4
Residential-Miscellaneous 411 SF 2

4,911 SF
BLOCK 2 LEVEL 2
Business - Office 6,265 SF 1
Residential-Circulation 693 SF 4
Residential-Miscellaneous 202 SF 2

7,160 SF
BLOCK 2 LEVEL 3
Residential-Amenity 135 SF 1
Residential-Circulation 1,207 SF 4
Residential-Miscellaneous 299 SF 2
Residential-Unit 5,519 SF 7

7,160 SF
BLOCK 2 LEVEL 4
Residential-Amenity 135 SF 1
Residential-Circulation 1,207 SF 4
Residential-Miscellaneous 299 SF 3
Residential-Unit 5,519 SF 7

7,160 SF
BLOCK 2 LEVEL 5
Residential-Amenity 135 SF 1
Residential-Circulation 1,207 SF 4
Residential-Miscellaneous 299 SF 3
Residential-Unit 5,519 SF 7

7,160 SF
BLOCK 2 LEVEL 6
Residential-Amenity 135 SF 1
Residential-Circulation 1,207 SF 4
Residential-Miscellaneous 299 SF 3
Residential-Unit 5,519 SF 7

7,160 SF
BLOCK 2 ROOF
Residential-Amenity 2,164 SF 3
Residential-Circulation 681 SF 3
Residential-Miscellaneous 723 SF 4

3,568 SF
44,278 SF

Unit Matrix Block 2
Name Area Count

1 BR
1 BR 8,208 SF 12

2 BR
2 BR 11,136 SF 12

STUDIO
STUDIO 2,733 SF 4
28 22,077 SFTOTAL 28

GROSS AREA

BLOCK 2 AREAS - MAX. YIELD

Area Schedule Block 2
Area Category Area Count

BLOCK 2 LEVEL 1
Commercial 2,976 SF 1
Residential-Amenity 664 SF 2
Residential-Circulation 860 SF 4
Residential-Miscellaneous 411 SF 2

4,911 SF
BLOCK 2 LEVEL 2
Business - Office 6,265 SF 1
Residential-Circulation 693 SF 4
Residential-Miscellaneous 202 SF 2

7,160 SF
BLOCK 2 LEVEL 3
Residential-Amenity 135 SF 1
Residential-Circulation 1,207 SF 4
Residential-Miscellaneous 299 SF 2
Residential-Unit 5,519 SF 7

7,160 SF
BLOCK 2 LEVEL 4
Residential-Amenity 135 SF 1
Residential-Circulation 1,207 SF 4
Residential-Miscellaneous 299 SF 3
Residential-Unit 5,519 SF 7

7,160 SF
BLOCK 2 LEVEL 5
Residential-Amenity 135 SF 1
Residential-Circulation 1,207 SF 4
Residential-Miscellaneous 299 SF 3
Residential-Unit 5,519 SF 7

7,160 SF
BLOCK 2 LEVEL 6
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Residential-Miscellaneous 299 SF 3
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7,160 SF
BLOCK 2 ROOF
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Residential-Miscellaneous 723 SF 4

3,568 SF
44,278 SF

Unit Matrix Block 2
Name Area Count

1 BR
1 BR 8,208 SF 12
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2 BR 11,136 SF 12

STUDIO
STUDIO 2,733 SF 4
28 22,077 SFTOTAL 28
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BLOCK 2 - SITE SECTION
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BLOCK 2 - LEVEL 2
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BLOCK 2 - ROOF
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BLOCK 2 - AXONBLOCK 2 - AXON

Level 1
Parking
   11-20 Spaces
2976 SF Commercial

Level 2
6265 SF Office

Level 3
7 units
   (1) Studio
   (3) 1 BR
   (3) 2 BR

Level 4
7 units
   (1) Studio
   (3) 1 BR
   (3) 2 BR

Level 5
7 units
   (1) Studio
   (3) 1 BR
   (3) 2 BR

Level 6
7 units
   (1) Studio
   (3) 1 BR
   (3) 2 BR

Residential - Circulation

Residential - Unit

Residential - Amenity

Residential - Miscellaneous

Business - Office

Commercial

56 of 71



BLOCK 2 - PRELIMINARY CONSTRUCTION COST ESTIMATE
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Preliminary Construction Cost Estimate
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BLOCK 3

BLOCK 3 - “Economic Residential Development Potential for Small Parcels”

Block 3 conceptual design yields 6 apartments on two smaller 
sites. The combined 29-35 Decatur Street with 6 Decatur Ave. 
lot is 4,679 sf and 12 Decatur Ave. lot is 2,461 sf. Based on the 
size of these lots and the other structures on this block, ZED 
suggests that the appropriate type of development for this size 
property is low rise residential.
The development potential for this Block is limited by zoning 
for residential requiring 1,000 sf lot area per unit. This maxes 
out the combined lot as having four units and 12 Decatur Av as 
having two units.  In general, we propose one unit per floor on 
each lot except one unit at 12 Decatur Ave may be a 2-story 
family unit, resulting in a three-story structure. 

The conceptual site design maximizes the building footprint on 
the lot according to required setbacks and being consistent with 
existing setbacks on the block where required. The design offers 
the opportunity for one curb cut to accommodate (2) tandem 
parking spaces per lot and a shared private open space in the 
backyard of each lot. Other than the outdoor space, the only 
Amenity proposed for these developments is a shared laundry 
room.

The gross building area for 29-25 Decatur St. is 8,288 resulting 
in a F.A.R. of 1.77. The gross building area for 12 Decatur Ave. 
is 3,198 sf, resulting in a F.A.R. of 1.3. There is no maximum 
F.A.R. or height for this use and zoning.

We understand that in all likelihood, the cost of construction for 
the anticipated yield as outlined here is too high.

Here are some additional thoughts and ideas we have about 
developing these lots:
1. These low-density affordable apartments might be highly

desirable as affordable homeownership opportunities.
2. The development team might consider making use of

their community network to explore other development.
possibilities, i.e. what are UMass development plans? What
are community group visions (such as Coalition for a Better
Acre) for this block? What do local private developers plan
and are there any synergies with LHA goals?

3. Creating a community garden or pocket park in either lot
would be a small financial investment and create a valuable
community asset, and with stewardship from neighbors
would open up new relationships.

4. Block 3 is exceedingly long in the east-to-west direction and
lacks adequate through-streets in the north-south direction
for pedestrians to navigate this area with any level of
convenience. Consider presenting this as a goal in future
community networking conversations.

5. Note, while the current zoning ordinance only allow for parking
lots in this zone other than those provided as an accessory
to the principal use by Special Permit (ZO Table of Uses
12.6 (g)), it does allow for a “private area used for parking
passenger cars of residents of other lots located within 400
feet or their guests owned and operated by a registered
not-for-profit or public entity and not operated as a gainful
business” (ZO Table of Uses 12.6 (i). This might be useful
as LHA & RENU move ahead with the development of Block
1. Assuming curb cuts can be provided as needed we would
anticipate the combined Block 3 lot could accommodate 12
self-parked vehicles and 12 Decatur Ave could accommodate
10 vehicles parked tandem.

6. The current zoning ordinance allows for “One or two dwelling
units in a building with a legal non-residential use on the
ground floor” (ZO Table of Uses 12.1 (i)), which might be
useful as an affordable homeownership option for a local
business entrepreneur or live/work opportunity for artist,
artisan, or craftsperson.

Strengths of this Option:
• Provides open space on grade and access to green space

for residents
• Ground floor presents option for mobility accessible units
• Offers unique design for affordable housing with enhanced

privacy and “neighborhood” feel

Drawbacks of this Option:
• Does not achieve the density the zoning suggests is preferred

for this zone
• Does not achieve a high yield
• Is proportionally more expensive construction/sf than larger

development as it doesn’t achieve economies of scale
• Does not significantly change the use of properties that the

LHA/RENU acquired through eminent domain
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BLOCK 3 AREAS - RESIDENTIAL

Area Schedule Block 3
Area Category Area Count

BLOCK 3 FLOOR 1
Residential-Amenity 184 SF 2
Residential-Circulation 638 SF 3
Residential-Miscellaneous 74 SF 1
Residential-Unit 2,192 SF 2

BLOCK 3 FLOOR 2
Residential-Circulation 412 SF 3
Residential-Unit 2,675 SF 2

BLOCK 3 FLOOR 3
Residential-Circulation 349 SF 2
Residential-Unit 1,732 SF 1

BLOCK 3 FLOOR 4
Residential-Circulation 349 SF 2
Residential-Unit 1,732 SF 1

BLOCK 3 ROOF
Residential-Circulation 193 SF 1
20 10,529 SF

Unit Matrix Block 3
Name Area Count

1 BR
1 BR 758 SF 1

3 BR
3 BR 1,434 SF 1

4 BR
4 BR 6,138 SF 4
6 8,330 SF

2,739 SF

1,931 SF

11,735 SF

3,818 SF
9,473 SFTOTAL 6

GROSS AREA
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BLOCK 3 - SITE PLAN
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BLOCK 3 - LEVEL 2
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BLOCK 3 - LEVEL 4
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BLOCK 3 - SITE SECTION
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BLOCK 3 - AXON
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Preliminary Construction Cost Estimate

BLOCK 3 - PRELIMINARY CONSTRUCTION COST ESTIMATE
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